
 

TOWN OF BLUFFTON
HISTORIC PRESERVATION COMMISSION

ELECTRONIC MEETING

Thursday, September 24, 2020 6:00p.m.

This meeting can be viewed on the Town of Bluffton’s Facebook page
https://www.facebook.com/TownBlufftonSC/

I. CALL TO ORDER

II. ROLL CALL

III. NOTICE REGARDING ADJOURNMENT
The Historic Preservation Commission will not hear new items after 9:30
p.m. unless authorized by a majority vote of the Commission Members
present.  Items which have not been heard before 9:30 p.m. may be 
continued to the next regular meeting or a special meeting date as 
determined by the Commission Members.

IV. NOTICE REGARDING PUBLIC COMMENTS*
Every member of the public who is recognized to speak shall address the
Chairman and in speaking, avoid disrespect to Commission, Staff, or other 
members of the Meeting. State your name and address when speaking for 
the record.  COMMENTS ARE LIMITED TO THREE (3) MINUTES.

V. ADOPTION OF AGENDA

VI. ADOPTION OF MINUTES – September 2, 2020

VII. PUBLIC COMMENTS FOR ITEMS NOT ON THE AGENDA*

VIII. OLD BUSINESS

A. Certificate of Appropriateness: A request by Court Atkins Group, on 
behalf of the Owner, Cunningham, LLC, for approval of a Certificate
of Appropriateness to allow the construction of a new mixed-use
building of approximately 7,500 SF located at the southeastern
corner of Green Street and Calhoun Street, Building 1 in the 71
Calhoun Street development, in the Old Town Bluffton Historic 
District and zoned Neighborhood Center – HD. (COFA-10-19- 
013647)(Staff – Charlotte Moore)

https://www.facebook.com/TownBlufftonSC/
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B. Certificate of Appropriateness: A request by Court Atkins Group, on 
behalf of the Owner, Cunningham, LLC, for approval of a Certificate
of Appropriateness to allow the construction of a new mixed-use 
building of approximately 7,734 SF located at the northeastern 
corner of Bridge Street and Calhoun Street, Building 2 in the 71 
Calhoun Street development, in the Old Town Bluffton Historic 
District and zoned Neighborhood Center – HD. 
(COFA-12-19-013784)(Staff – Charlotte Moore)

C. Certificate of Appropriateness: A request by Court Atkins Group, on 
behalf of the Owner, Cunningham, LLC, for approval of a Certificate
of Appropriateness to allow the construction of a new mixed-use
building of approximately 7,620 SF located on Bridge Street, 
Building 3 in the 71 Calhoun Street development, in the Old 
Town Bluffton Historic District and zoned Neighborhood Center – 
HD. (COFA-12-19-013785)(Staff – Charlotte Moore)

IX. NEW BUSINESS

X. DISCUSSION

XI. ADJOURNMENT

2. NEXT MEETING DATE– Wednesday, October 7, 2020
3.

* Public Comments may be submitted electronically via the Town’s website at
(https://bit.ly/TOBPublicComment ) or by emailing your comments to the Growth Management Coordinator at

dmclain@townofbluffton.com. Comments will be accepted up to 2 hours prior to the scheduled meeting start time.
All comments will be read aloud for the record and will be provided to the Historic Preservation Committee.

“FOIA Compliance – Public notification of this meeting has been published and posted in compliance with the
Freedom of Information Act and the Town of Bluffton policies.”

In accordance with the requirements of Title II of the Americans with Disabilities Act of 1990 ("ADA"), the Town
of Bluffton will not discriminate against qualified individuals with disabilities on the basis of disability in its

services, programs, or activities.

EXECUTIVE SESSION - The public body may vote to go into executive session for any item identified for action on the agenda.

Any person requiring further accommodation should contact the Town of Bluffton ADA Coordinator at 
843.706.4500  or adacoordinator@townofbluffton.com as soon as possible but no later than 48 hours before the

scheduled event.

mailto:dmclain@townofbluffton.com
mailto:adacoordinator@townofbluffton.com
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TOWN OF BLUFFTON HISTORIC PRESERVATION COMMISSION  

Electronic Meeting 
 
Wednesday, September 2, 2020, Minutes  
 
Present: Bruce Trimbur - Chair; Will Guenther – Vice Chair; Courtney McNeil; 

Elaine Gallagher Adams; Jesse Solomon (joined meeting at 6:10 p.m.); 
Michael Lovecchio (joined meeting at 6:24 p.m.) 

 
Staff: Charlotte Moore, Principal Planner; Katie Peterson, Senior Planner; Darby 

McLain, Growth Management Coordinator 
 

  
I. CALL TO ORDER 

 
Chairman Trimbur called the meeting to order at 6:00 p.m.  

 
II. ROLL CALL 
 
III. NOTICE REGARDING ADJOURNMENT 
 

The Historic Preservation Commission will not hear new items after 9:30 P.M. 
unless authorized by a majority vote of the Commission Members present. Items 
which have not been heard before 9:30 P.M. may be continued to the next 
regular meeting or an additional meeting date as determined by the Commission 
Members. 

 
IV. NOTICE REGARDING PUBLIC COMMENTS 

 
Every member of the public who is recognized to speak shall address the 
Chairman and in speaking, avoid disrespect to the Commission, Town Staff, and 
other members of the meeting. State your name and address when speaking for 
the record. UNLESS OTHERWISE AMENDED BY THE HISTORIC PRESERVATION 
COMMISSION, COMMENTS ARE LIMITED TO THREE (3) MINUTES. 
 

 
V. ADOPTION OF THE AGENDA 

 
Vice Chair Guenther made a motion to adopt the agenda..  

 
Commissioner Adams seconded the motion.  All were in favor and the motion 
passed.  
 

 
VI. PUBLIC COMMENTS FOR ITEMS NOT ON THE AGENDA 

 
There were no public comments. 

 

VII. ADOPTION OF MINUTES – August 5, 2020 
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Commissioner McNeil made a motion to approve the adoption of the August 5, 
2020 minutes, Vice Chair Guenther seconded the motion. All were in favor and 
the motion passed.  
 

VIII. OLD BUSINESS 
 
There was no old business. 

 
IX. NEW BUSINESS  

 
A. Certificate of Appropriateness Amendment: A request by Pearce Scott 

Architects, on behalf of the owner, Joe Zagari, for approval of a Certificate 

of Appropriateness to allow the construction of a new 2-story mixed use 

structure of approximately 2,370 SF located at 5752 Guilford Place, Lot 4 in 

the Stock Farm Development, in the Old Town Bluffton Historic District, and 

zoned Neighborhood General-HD. (Staff – Katie Peterson) 

 

Amanda Denmark, architect Pearce Scott Architects, represented the 

owner. Derek Stetter, landscape architect, was also in attendance. 

 

Katie Peterson presented the staff report, including a PowerPoint 

presentation, to the Commission, which is incorporated into these minutes.  

 

Commissioner Jesse Solomon joined the meeting at 6:10 p.m. 

 

Peterson went through each staff recommendation, with Denmark and 

Setter providing a response to each. Some discussion occurred regarding 

the grading plan requirement, fill for the site, canopy coverage 

requirements and the ability to revise the landscape plan to show the 

grading plan.   

 

 

Denmark asked if it was necessary to remove the suggested sign shown on 

the plan as this sign is not proposed. Peterson indicated that a separate Site 

Feature- HD application will be required. 

 

Staff recommendations 5 (power coated aluminum handrails) and 6 (the 

lack of a colonnade, arcade, marquee, porch or awning) were identified as 

needing a determination by the HPC. 

 

Commissioner Guenther asked if the railings would be powder-coated. 

Denmark stated they would be painted, similar to the building on Lot 7.  

Regarding Item 6, Solomon asked about the side porch oriented towards 

the pedestrian pathway. Denmark said that the Side Yard Building Type fit 

the lot best because of its size and that they wanted to show 

interconnectivity between the front and the back of the lot since the building 

has two faces. Chairman Trimbur mentioned the commission has already 
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approved a similar design as this in the same vicinity and  mentioned the 

sidewalk along the right-hand side of the building will also be visible. 

Solomon and Guenther said it made sense. 

Solomon made a motion to approve the construction of a new 2-story 

mixed use structure of approximately 2,370 SF located at 5752 Guilford 

Place, Lot 4 in the Stock Farm Development, in the Old Town Bluffton 

Historic District, and zoned Neighborhood General-HD with the following 

conditions: 

1. Per Section 3.22.2. of the UDO, a Town of Bluffton tree removal permit is 
required for the removal of any trees over 8” in DBH.   
 

2. Per Section 3.2.1.C. of the UDO, a grading plan showing the proposed fill is 
required.  
 

3. Per Section 5.3.3.G. of the UDO, additional information is required to ensure 
the proposed landscaping will provide 75 percent lot coverage with tree 
canopy measured as the mature canopy, not including rooftops. 
 

4. Per Section 3.19 of the UDO, a Site Feature – HD permit is required for any 
proposed signage at this location. 

 
5. Per Section 5.15.6.H.2.d. of the UDO, the use of powder coated aluminum 

handrails with 5/8” diameter metal rods are an acceptable substitute for those 
materials listed in the UDO. 
 

6. Per UDO Section 5.15.6.C.2. the lack of an arcade, colonnade, marquee, 
porch or awning along the primary frontage is appropriate because of the 
building type has a side yard porch which is oriented towards the pedestrian 
pathway.  
 

Commissioner Adams seconded the motion. All were favor and the motion 

passed. 

Commissioner Lovecchio joined meeting at 6:24 p.m. 

 

B. Certificate of Appropriateness: A request by Front Light Building, on behalf 

of the owner, Randy Brown, for approval of a Certificate of 

Appropriateness to allow a new 1.5-story single-family residential 

structure of approximately 2,368 SF and a 1-story Carriage House 

structure of approximately 286 SF located at 9 Guerrard Avenue in the Old 

Town Bluffton Historic District, and zoned Neighborhood General-HD 

(COFA-07-20-014398) 

(Staff – Katie Peterson) 

 

 

Katie Peterson presented the information to the Commission, which is 

incorporated into these minutes.  
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Trimbur asked Brown if he had any comments. Brown said he was excited 

to get started. No other questions or comments came from the 

Commission. 

 

Commissioner Adams made a motion to approve the staff 

recommendation to approve the application for the construction of a new 

1-story single-family residential structure of approximately 1,415 SF 

located at 29 Lawton Street in the Old Town Bluffton Historic District, and 

zoned Neighborhood General-HD as submitted by the Applicant. (COFA-

06-20-014321). 

Commissioner McNeil seconded the motion. All were in favor and the 

motion passed. 

 
X. DISCUSSION  
 

Trimbur mentioned the special meeting to be held on Thursday, September 24, 

2020 at 6:00 p.m. 

 

XI. ADJOURNMENT 
 

Commissioner Guenther made a motion to adjourn the September 2, 2020 
Historic Preservation Commission meeting, Commissioner Adams seconded the 
motion and the meeting was adjourned at 6:35 pm. 
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HISTORIC PRESERVATION 

COMMISSION 

STAFF REPORT 
Department of Growth Management 
 

MEETING DATE:  September 24, 2020  

PROJECT: 
71 Calhoun Street, Building 1– New Construction: 

Mixed-Use   

APPLICANT: Court Atkins Group 

PROJECT MANAGER: Heather L. Colin, Director of Growth Management  

 

APPLICATION REQUEST:  The Applicant, Court Atkins Group on behalf of 

Cunningham, LLC, requests that the Historic Preservation Commission approve the 

following application: 

1. COFA-10-19-013647.  A Certificate of Appropriateness to construct a new 
mixed-use building of approximately 7,500 sf located at the southeastern 

corner of Calhoun Street and Green Street in the Old Town Bluffton Historic 
District and zoned Neighborhood Center – Historic District (NCE – HD). 
 
Note: This application was continued from the August 5, 2020 Historic 
Preservation Commission (HPC). The reason for the continuation is explained 
in the background section of this report. 

 
BACKGROUND:  The building, “Building 1,” which is subject to this application, is one 

of three buildings being proposed at the lot currently addressed 71 Calhoun Street 

and identified by parcel number R610 039 00A 0099 0000.  As provided in Unified 

Development Ordinance (UDO) Sec. 4.2.11, the purpose and intent of the NCE-HD 

District is:  

A. “The NCE-HD district is the historic center of shops, residences, and 

workplaces in the Old Town Bluffton Historic District. The zone has been 

created to protect the historic and eclectic character of the area 

[emphasis added]. 

B. The continued reuse of historic structures will help to create a 

complete mixed-use environment and careful infill development that will 

respect the existing buildings with regards to building placement, 

massing and scale [emphasis added]. The NCE-HD district is a place 
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where the greatest range of traditional building types are expected and 

encouraged.” 

As required by Article 3 of the UDO, a Development Plan is required for the overall 

site development, as well as a Certificate of Appropriateness-HD (COFA) for the 

architecture.  The Development Plan (DP-11-17-011473) was approved based on a 

previous submission to address site planning including, but not limited to 

landscaping, drainage, parking, and circulation. An amended Development Plan has 

been submitted and is currently under review.  In addition to a COFA for each building 

and the amended Development Plan, a Subdivision is required as within the -HD 

zoning districts as only one primary structure is permitted per lot.  

On November 18, 2019, Building 1 was reviewed by the Historic Preservation Review 

Committee (HPRC) and comments were provided to the Applicant.  The Applicant 

made revisions and resubmitted a new conceptual application. 

On January 13, 2020, the HPRC reviewed the revised conceptual application, along 

with conceptual applications for the other two buildings.  Again, the Applicant revised 

the plans and submitted Final COFA applications for each building.  As the changes 

were expansive, the UDO Administrator determined the applications must be brought 

back before the HPRC for review prior to being heard by the full Historic Preservation 

Commission.  The comments focused on the mass and scale of the buildings, as well 

as architectural details that needed to be readdressed to be compatible with the Old 

Town Master Plan and the UDO. 

On May 4, 2020, the HPRC reviewed the final applications for the three COFA 

applications for the construction of three, two and one-half (2.5) story buildings of 

approximately 8,000 sf each on the property identified by tax map number R610 039 

00A 0099 0000 (COFA-10-19-013647, COFA-12-19-013784, COFA-12-19-013785).  

After a lengthy discussion by Staff and the HPRC, the Applicant requested the 

applications be brought before the full HPC as a workshop item to help provide 

direction on the design of the buildings prior to formal review.  

On June 10, 2020 at a Special Meeting of the HPC, the applications for all three 

buildings were discussed.  Discussion centered primarily on the massing and scale of 

the structures in relation to the surrounding historic and residential structures.  

On August 5, 2020, the HPC reviewed the COFA applications for all three buildings, 

all of which were continued to address comments provided by the HPC and Town 

Staff. With regards to Building 1, the HPC had the following comments: 1) Increase 

building transparency to a minimum of 75% along Calhoun Street; 2)  Reduce the 

mass and scale of the building to make it more proportional with Buildings 2 and 3; 

and, 3) address all other comments identified in the Staff report. Other adjustments 

have been identified and a complete review of the plans has been conducted for 

compliance to the review criteria. 

In response to the HPC, the Applicant provided a Narrative (Attachment 3) to explain 

how they have addressed the conditions, including additional modifications made (the 
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Narrative does not address all modifications on the resubmitted plans); revised 

building plans/elevations (Attachment 6); revised development/landscape plan 

(Attachment 7); and, revised building perspectives (Attachment 8). 

INTRODUCTION: The Applicant proposes to construct a mixed-use building at the 

southeast corner of Calhoun and Green Streets. The property is in the Old Town 

Bluffton Historic District, a local historic district, a portion of which is also a National 

Register Historic District (NRHD). The adjacent property to the east (the Heyward 

House and outbuildings) and the properties directly across Calhoun Street are located 

in the NRHD. Heyward House is a contributing structure to both historic districts. 

The proposed building is intended for mixed-use (ground floor commercial with 

residential above) and is approximately 7,500 total square feet (sf), with a ground 

floor building footprint of 3,350 sf.  Initially, an 8,000 sf building was proposed with 

a 3,475 sf footprint (a reduction of 500 sf and 125 sf, respectively). The current 

proposed square footages are consistent with the plan reviewed by HPC on August 5, 

2020.  

Proposed Building 1 is a 2.5-story structure with the majority of its mass located 

under a side-facing gable with three front projections perpendicular to the ridgeline 

on the Calhoun Street/West elevation.  The central projection, a forward-facing gable 

which includes the half-story, and is the tallest point of the structure at 35 feet (the 

ridge of the side-facing gable is 32’2”).  The projections on either side of the central 

gable utilize shed roofs to cover second story balconies over first floor colonnades.  

There is a small gabled projection from the northern elevation which introduces a 

smaller mass and lower roofline.  

The proposed building attempts to reflect the vernacular characteristics of Bluffton 

by integrating a variety of typical architectural forms and features such as gable and 

shed roofs, residential balconies over first floor colonnades and traditional 

fenestration patterns.  The building incorporates materials used throughout Old Town 

Bluffton Historic District, including metal roofs, horizontal hardi-siding, operable 

shutters, hardi-shingle and brick columns.  

Modifications not identified in the Narrative include: 1) a change from a double door 

with a overhang a single door without a overhang in the upper floor rear elevation; 

2) the enlargement of a shutter under the eave of the south elevation; 3) a change 

from a double window in the upper floor front elevation to a single window; and, 4) 

all ground floor windows along the front elevation have changed from two over two 

to one over one double-hung windows. 

REVIEW CRITERIA & ANALYSIS:  UDO Section 3.18.(Certificate of Appropriateness – 

Historic District) describes the procedures and standards to facilitate the review of 

new construction within the Old Town Bluffton Historic District. The objectives in UDO 

Sec. 3.18.1 (Intent), in addition to the applicable review criteria in Sec. 3.18.3 

(Application Review Criteria) must be considered by Town Staff and the Historic 
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Preservation Commission. Findings are based on a review of the most recent plans 

provided by the Applicant dated August 17, 2020. 

I. 3.18.1 Intent 

A. Maintenance of education, cultural and general welfare of the public 

through preservation, protection and enhancement of the old, historic, 

and/or architecturally significant structures and areas in the Old Town 

Bluffton Historic District. 

B. Maintenance of historic structures as visible reminders of the history and 

cultural heritage of the Town of Bluffton as well as the Lowcountry region 

in accordance with the standards set forth in the Secretary of the Interior’s 

Standards for Rehabilitation and Guidelines for Rehabilitating Historic 

Buildings; and 

C. Ensure that proposed activities foster the development of quality and 

innovative designs that respect and complement the eclectic character of 

the Old Town Bluffton Historic District [emphasis added]. 

II. 3.18.3 Application Review Criteria  

 The following criteria must be considered by the HPC in assessing an 

application for a COFA – HD. Town Staff has reviewed the Application and 

provided the following findings.  

A. Section 3.18.3.B.  Consistency with the principles set forth in the Old Town 
Master Plan.  

 
As noted in the Master Plan “The Town strives to achieve economic vitality 

through development and redevelopment while ensuring that Bluffton’s 

community character and historical heritage are preserved. Given recent 

growth and development pressures in the Town and region, the Old Town 

Master Plan is intended to provide a blueprint for future infill development in 

Old Town that reflects the eclectic character of the area and a sustainable 

pattern of settlement.”  The Master Plan further states that it is a guide for the 

“long-term evolution” of Old Town Bluffton. 

Key sections from the Old Town Master Plan are provided below, followed by 

findings relative to Building 1, which are supported by analysis provided further 

in this report. 

1. The Old Town Master Plan states that, “The built environment, in 
particular the historic structures scattered throughout Old Town, should 

be protected and enhanced.  While it is of great importance to save and 
restore historic structures, it is just as important to add to the built 

environment in a way that makes Old Town more complete [emphasis 
added].”  
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2.  “The natural and physical characteristics of Old Town are what make 

Bluffton special. Residents treasure the quality of life and community 

character of everyday life in Old Town. As Old Town continues to grow 

and evolve, it is crucial to preserve and protect the legacy that so many 

Blufftonians treasure. What the Town does now will [a]ffect generations 

of Bluffton residents for years to come [emphasis added].”  

 

3. To nurture memorable streets, “Every street in Old Town is important. 

Within the network of streets, there are certain streets that should be 

showcased, protected, and thought about with even more care. These 

streets include Calhoun Street, Boundary Street, May River Road, Bridge 

Street, Wharf Street, and Pritchard Street. Each street is identified as a 

signature connection within Old Town. These streets should receive 

priority in regards to investment and a careful examination of the rules 

[emphasis added].” 

 

4. The Old Town Master Plan initiatives led to the adoption of a form-based 
code.  A form-based code prioritizes building form and its relationship 
to the public realm and nearby buildings through mass, scale and high-

quality, human-scale materials. Adherence to the standards in Article 5 
of the UDO helps to ensure that new development will be harmonious 

with existing development and development patterns within Old Town 
Bluffton Historic District [emphasis added]. 

 

5. “Your trees, your river, and the character of your town, given off by your 

beautiful historic buildings and the new ones that relate to them, is 

actually the franchise - the key to your economy. Your environment is 

your economy. Decisions made now, and in the future, should be driven 

by preservation and protection. It is good for maintaining the 

community character and quality of life that makes Old Town what it is 

today, and it contributes to the economic success and stability of the 

Town [emphasis added].”  

 

Findings. By utilizing materials and fenestration drawn from the Bluffton 

vernacular, the building is designed to be sympathetic to the 

architectural character of neighboring structures, including nearby 

Heyward House and its outbuildings. Its addition to the architectural 

diorama of Old Town will both protect the integrity of the existing 

historic structures and enhance the neighborhood by adding 

architectural variety.  

However, to ensure “completeness,” the building’s design, especially its 

mass and scale, must be guided by its surroundings in addition to the 

standards for the NCE-HD zoning district. Although the building design 

introduces the smaller distinct masses with separate rooflines, the 

massing and scale of the structure, together with the height of the 
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building at the central front-facing gable, is greater than other buildings 

in the vicinity.   

To comply with the Old Town Master Plan, it is critical that general 

principles of urban design (particularly massing, scale and height) are 
contextually appropriate, even if the standards for district and building 

type may be more permissive. A form-base code emphasizes the 
relationship between a building and its surroundings, which vary by 
street and even street sections. While new development is desired and 

good for the Town and its residents, it must be integrated into the Old 
Town Bluffton’s existing development fabric rather than stand apart 

from it. While the mass and scale of Building 1 is proportionate to the 
proposed Buildings 2 and 3 (reviewed as separate COFAs), it continues 

to be imposing as presently designed rather than harmonious with its 
surroundings. Approval of Building 1, as proposed, could be precedent-
setting and could encourage similar unharmonious development in Old 

Town. 
 

B. Section 3.18.3.C. The application must be in conformance with applicable 
provisions provided in Article 5, Design Standards. 
 

As indicated in UDO Sec. 5.15.1 (Old Town Bluffton Historic District Intent), 

the Old Town Bluffton Master Plan (Master Plan) is intended to provide 

guidance for infill development based on “basic urban design and policy 

principles.” The UDO reflects the Master Plan and is intended to set forth a 

framework for future development. It is not intended to discourage 

creativity or force the replication of historic models.   

Compliance with Sec. 5.15.5 (General Standards) and Sec. 5.15.6 
(Architectural Standards) is required for a COFA-HD application, and it is 

the charge of the HPC to assess the interpretation of the applicable 
standards of these sections as they pertain to this COFA-HD application. 

Sec. 5.15.5 (General Standards) includes the dimensional requirements for 
each permitted building type within each of the five Old Town Bluffton 
Historic District zoning districts. Additionally, this section includes general 

standards that apply to all building types regardless of zoning district, which 
includes but is not limited to height, mass and scale. 

 
The Applicant’s Narrative indicates that Building 1 is an “Additional Building 
Type with a Main Street Building Typology.” As shown in the below table, 

Building 1 is consistent with the characteristics of a Main Street Building 
Type.  

 

Main Street Building Characteristics  

UDO Sec. 5.15.8.A. Building 1 as Proposed 

General: Detached Mixed Use Building Detached Mixed Use 

Size Range: 2,000 – 8,000 sf 7,500 sf 

(Initial Submission: 8,000 sf) 
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1. Sec. 5.15.5.B (General Standards, Lot/Dimensional Requirements of the 
Neighborhood Center Historic District) 
 

As stated in the introduction paragraph to Sec. 5.15.5, “[t]he existing 
or proposed building type shall determine the applicable lot standards.”  

The Applicant proposes use of certain dimensional requirements 
(specifically, lot width and building frontage) that are intended for 

Additional Building Types, thus the Applicant’s designation of the 
building as an “Additional Building Type with a Main Street Building 
Typology.” A comparison of the required Additional Building Type 

standards and those proposed for Building 1 are provided in the below 
table. 

 
Additional Building Type Lot/Dimensional Standards for the NCE-HD 

District 

UDO Sec. 5.15.8.B.  

Standard Required Building 1 as Proposed 

Front Build-to 

Zone 
0 - 25’ ft 9-11 ft 

Lot Width 30 – 100 ft 95 ft 

Frontage 

Requirement 

Determined by UDO 

Administrator 

±83% 

 79 ft long bldg / 95 ft wide lot 

Rear Setback  

(from rear 

property line) 

25 ft 25 feet provided 

Side Setback  

(from side 

property line) 

5 ft 
8 ft both side yards 

 

Height 

 (in stories) 
     1– 2.5 2.5 

  

 Findings. The Plan shows compliance with the lot and dimensional 
requirements for the Additional Building Type; however, the HPC should 

determine if the proposed building frontage is acceptable.  
 

 
Maximum Footprint (not including 

porches): 3,500 sf 

3,350 sf 

(Initial Submission: 3,500 sf) 
 

Height: 2 – 3 stories 2.5 stories 

 

Note/Other 

• A shopfront building 

• Retail/office space on ground floor 

• Office/living space on upper levels 

• Must have an arcade, colonnade, 

marquee or awning along the front 

façade (arcades, colonnades are 

preferred) 

• Designed as shopfront 

• Ground floor retail proposed 

• Upper story residential proposed 

• Colonnade on Calhoun St 

elevation 
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2. Sec. 5.15.5.F (General Standards) 
 

Certain fundamental urban design principles, as indicated in Sec. 
5.15.5.F. are required regardless of building type. These principles serve 

as the foundation for the lot and building dimensional standards required 
for the various building types within each of Old Town Bluffton’s zoning 
districts. In that respect, the principles and dimensional standards must 

be considered in conjunction with each other. Except for the following, 
compliance with the principles has been shown: 

 
i. Height. 

 

Per 5.15.5.F.1.a., building heights and widths shall be visually 
similar to those in the neighboring vicinity [emphasis added].  

 
The building remains at 2.5 stories, although the Applicant revised 
the building height of the front-facing gable since the last HPC 

meeting. Previously, the ridge height was 38 ft for this gable; it is 
now 35 feet. The ridge height of the side-facing gable has not 

changed and remains 32’2”. The width of the building decreased six 
(6) inches from 80 ft to 79’4”. The width of the area underneath the 

cross gable is 21’4” (which also has not changed).  
 

Heights within the neighboring vicinity are 1-2 stories, which is 

typical of Old Town Bluffton south of May River Road. The tallest 
building in closest proximity is 55 Bridge Street (Moonlit Lullaby), a 

mixed-used building at the southeast corner of Calhoun and Bridge 
Streets that is 33’9” feet at the ridge. Along its Bridge Street 
frontage, this building is 50 ft wide; along the Calhoun Street 

frontage it is 30 ft wide. 
 

Directly across from these buildings on Calhoun Street is Seven 
Oaks, a historic building that is two (2) stories in height (height in 
feet is not known) and ±54 feet in length. The May River Montessori 

School at the northwest corner of Bridge and Calhoun Streets is 1-2 
stories; along Calhoun Street, the front façade is modulated to break 

up the expanse of the length (±85 feet) into smaller components. 
Although the school was developed before the adoption of the UDO, 
it must be noted that civic and religious buildings are their own 

building types and have specific design requirements per UDO Secs. 
5.5.15.N. and O. and are not necessarily the most appropriate 

comparison with regards to height, mass and scale as these 
buildings are intended to be “monumental” and “should enhance the 
public realm, rather than take away from it.” Because of their unique 

character, review is done on a case-by-case basis with an emphasis 
on placement, scale/height and materials/details.   
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A 1960s one-story single- family home and two-story carriage house 
at 57 Calhoun Street are located across Green Street, and the two-

story Heyward House and two one-story outbuildings are located on 
the adjacent lot to the east. 

 
In the Narrative, the Applicant states that the building height was 
reduced and that the proposed height is similar with other buildings 

in the NCE-HD district. The Fripp-Lowden House, a contributing 
structure built c. 1834, at 48 Bridge Street is cited as a tall building, 

which is three (3) stories; however, this building height is 
nonconforming to the NCE-HD district and is an anomaly for the 
area south of May River Road. Also, the mass of the house is not 

imposing as it sets back from the street. 
 

Heights and building widths for other selected mixed-used buildings 
within the NCE-HD district, and for the building housing Moonlit 
Lullaby, include the following: 

 
Address & Name Height 

(Stories) 

Building Width  

(Lot Width) 

Year Built 

71 Calhoun St 

Proposed Bldg 1  
2.5 

79.4 ft  

(95 ft) 
Proposed 

55 Bridge 

Moonlit Lullaby 
2 

50 ft (Bridge) 

(±207 ft) 

30 ft (Calhoun) 

(78 ft) 

2019 

20 Calhoun St 

Planter’s Mercantile 
2 

±45 ft 

(±87 ft) 
1890 

40 Calhoun St 

Stonewall Cottage 
2 

±38 ft  

(± 106 ft) [1] 
2008 

55 Calhoun St 

The Pearl 
2 

49 ft  

(± 82 ft) 
2005 

14 Church St 
2.5 

44 ft   

(±60 ft) 
2020 

16 Church Street 
2.5 

44 ft 

(±65 ft) 

Not yet 

constructed 

 
[1] Four primary buildings share the same lot; two have shared building 

frontage on Calhoun Street. 

 
For an additional comparison with other buildings, Attachment 9 

provides the height and square footage of other buildings in the 
vicinity. 
 
Finding. At 2.5 stories, Building 1 would be the taller than all 
buildings on adjacent blocks, and many non-civic or religious 

buildings within Old Town Bluffton south of May River Road. Its 
building width is also proposed to be longer than any other non-civic 
or religious building on Calhoun Street.  
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ii. Building Form, Massing and Scale 
 

Sec. 5.15.5.F.2.a. indicates that building mass must have a simple 
composition of basic building forms that follow a clear hierarchy. 

Perceived height and mass of large buildings, as stated in Sec. 
5.15.5.F.2.c., can be reduced by dividing the building the into 
smaller scale components. Additionally, Sec. 5.15.5.F.2.d., states 

that simple offsets help to articulate the overall building massing to 
further reduce the perception of mass and scale. 

 
At 7,500 sf, Building 1 would be one of the largest non-civic or 
religious buildings in Old Town Bluffton south of May River Road. The 

square footage and building footprints for other selected mixed-used 
buildings within the NCE-HD district, and for the building housing 

Moonlit Lullaby, include the following: 
 
 

 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
The nearest building similar in square footage to Building 1 is the 

May River Day Care at 60 Calhoun Street with 7,068 sf. A related 
school building at 62 Calhoun Street is 3,224 sf and has ±85 feet of 
building frontage along Calhoun Street. A modulated design breaks 

up the wall expanse into smaller components.  
 

Finding. The mass and scale of the Building 1 suggests a building 
that would be more typical of a monumental building rather than a 
mixed-use building in the heart of Old Town Bluffton. Most of the 

mass of Building 1 is located underneath a side gable roof that is 
transected by a cross gable, which is just 21’4” of the 79’4” long 

building (or approximately 27% of the primary façade). The front 
wall under this gable projects roughly (2) feet forward of the 

Address & Name of 

Existing or Proposed 

Buildings 

Overall 

Square 

Footage (±) 

Building Footprint 

Square Footage 

(±) 

 

71 Calhoun St 

Bldg 1 (Proposed) 
7,500 sf 3,350  sf 

55 Bridge St 

Moonlit Lullaby 
3,420 sf 1,710 sf 

20 Calhoun St 

Planter’s Mercantile 
3,816 sf 2,156 sf 

40 Calhoun St 

Stonewall Cottage 

(Bldg 1) 

4,360 sf 2,315 sf 

55 Calhoun St 

The Pearl 
3,060 sf 2,124 sf 

14 Church St 

 
4,745 sf 1,892 sf 

16 Church St 

 
5,015 sf 1,892 sf 
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primary wall, providing minimal modulation along the expanse of 
the Calhoun Street facade. Other modulated wall sections along the 

northern and southern elevations area not substantial enough to 
reduce the overall mass, thus creating to a building that is out of 

scale with surrounding buildings. Additionally, the section of the 
front façade under the gable is distinguished from the adjacent bays 
on the first and second floors only by the use of brackets on both 

sides of the doorway instead of columns. The application of a clearer 
hierarchy and more substantial building components and offsets 

may help to change the perception of the building’s mass and scale.   
 

iii. Architectural Elements and Projections 

  
 Sec. 5.15.5.F.3.a. requires that buildings “incorporate interruptions 

and variety into the wall plane to create interest and variety at the 
streetscape while maintaining a consistent architectural style and 
connection to its surroundings. Examples include offsets, recessed 

entrances, arcades, awning and canopies, bay windows, roof 
overhangs, expression lines, shadow lines, porches and balconies.” 

 
Colonnades have been added to the primary façade and include 

second floor balconies. Bahama shutters are proposed for all 
elevations and two small balconies have been added to the rear 
elevation.  

 
Finding: Improvements have been made since the initial submission, 

but some details architectural details require refinement, which are 
discussed in II.B.4. 

 

3. Sec. 5.15.6 (Architectural Standards) 
 

 As stated in the introduction paragraph to Sec. 5.15.6, the primary goal of 
architectural standards is authenticity to “encourage Bluffton vernacular 
architecture and construction which is straightforward and functional, and 

which draws its ornament and variety from the traditional assembly of 
genuine materials.” Town Staff has reviewed the revised plans for 

compliance with the applicable requirements for architectural standards. 
Except for the following applicable standards, compliance with Sec. 5.15.6 
has been demonstrated: 

 
i. Sec. 5.15.6.H. (Architectural Standards, Columns, Arches, Piers, 

Railings and Balustrades) 
 

Findings:   
• The brick piers could benefit from an articulated projecting 

base with capitol details. 

• Porch and balcony posts could benefit from trim details at the 
base and cap. 
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• In order to be consistent with the open tailed rafters along the 
roofline, provide end cut profiles or corner chamfers instead 

of square cut timbers for the brackets. 
 

ii. Sec. 5.15.6.I. (Windows and Doors) 
 

Several window and door-related changes have occurred: 1) All 

ground floor windows have been changed from two-over-two to 
double-hung windows with the exception of the addition of a picture 

window on the Green Street elevation; 2) the single window under 
the 2.5-story gable on the Calhoun Street elevation was previously 
two windows; and, 3) the double door under the 2.5 story gable with 

a canopy on the rear elevation is now a single door without a canopy. 
 

Findings:  
• Provide cut sheets for all window types proposed to ensure 

compliance with this section. 

• The ground floor picture window on the Green Street elevation 
should be three matching double-hung windows as the scale and 

proportion is visually incongruous with the building’s fenestration. 
• Provide a canopy with rafter tails over the door underneath the 

rear cross gable on the east elevation.  
• Provide details for the vents or shutters underneath the side-

facing gables. 

 
iii. Sec. 5.15.6.J. (Architectural Standards, Roofs and Gutters) 

 
 Finding:  If gutters are to be provided, only copper, galvanized steel 
or aluminum (14-18 gauge) material is permitted. Downspouts 

must match gutters in material and finish. If they are to be provided 
in the future, they would be reviewed through the Site Feature – HD 

process. 
 

iv. Sec. 5.15.6.L. (Architectural Standards, Opacity and Facades) 

 
Findings: Shopfront building facades, per Sec. 5.15.6.L., have 

specific design criteria: 
 

“In order to provide clear views of merchandise in stores and 

to provide natural surveillance of exterior street spaces, the 
ground-floor along the building frontage shall have untinted 

transparent shopfront windows and/or doors covering no less 
than 75% of the wall area.  Low emissivity glass with high 
visual light transmittance shall be permitted. Bottoms of the 

shopfront windows shall be between 1 and 3 feet above the 
sidewalk grade.  Shopfronts shall remain unshuttered at night 

and shall provide clear views of interior spaces lit from within.  
Doors or entrances for public access shall be provided at 
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intervals no greater than 50 feet, unless otherwise approved 
by the UDO Administrator.”                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                             

 
As proposed, the placement from the sidewalk to the base of the 

windows, transparency of the glass, and door spacing meets the 
intent of this section. As previously proposed, windows and doors 
on the Calhoun elevation did not meet the 75% minimum wall area 

requirement. The Calhoun Street elevation has been adjusted to 
80% opening of the wall area.  

 
For the Green Street elevation, the Applicant indicates that 
additional glazing has been added to the corner at Calhoun and 

Green Streets which “result[s] in an additional building type.” The 
additional glazing is the expansion of the ground floor window and 

removal of the Bahama shutter. The transparency percentage for 
this elevation is 29%. 
 

Because Green Street is a secondary street that is more residential 
in character, the UDO Administrator has determine that the 29% 

transparency provided by the windows and doors complies with Sec. 
5.15.6.L.1., (i.e., each floor of any building façade facing a street 

must have transparent windows covering 20-70% of the wall area). 
 

v. Sec. 5.15.6.P. (Architectural Standards, Cornice, Soffit and Frieze) 

 
Finding: Provide rafter tails on lower level canopies to match the 

eaves on the building. 
 

C. Section 3.18.3.D. The nature and character of the surrounding area and 

consistency of the structure with the harmony of the surrounding 
neighborhood. 

 
Finding.  Previous building modifications (including the reduction of square 

footage from 8,000 sf to 7,500 sf) and the most recent modifications 

(including a reduction in height from 38 feet to 35 feet at ridge of the cross 

gable, addition of  two small balconies on the rear elevation and the 

increase in glazing at the ground level on Calhoun and Green Streets) have 

not substantively altered the mass and scale of the building. At 2.5 stories 

and 79.4 feet in length, the mass and scale of Building 1 is inconsistent 

with other buildings within the immediate vicinity. 

While the modifications have helped to mitigate the mass, Building 1 

continues to exceed the mass and scale of other non-monumental buildings 

in the Historic District and does not comply with Sec. 5.15.5.F.2.c. and d. 

(General Standards, Building Form Massing and Scale). Specifically, the 

design should “[i]ncorporate elements that give the building perceptible 
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scale.” The incorporation of smaller scale components can reduce the 

perception of height and mass. 

The NCE-HD district is where the greatest range of traditional building types 

are expected and encouraged. Based on non-compliance with this criterion, 
the mass and scale of the building must be reduced to be compatible with 

the surrounding built environment and neighboring buildings to maintain 
the character and integrity of the district.  Non-monumental buildings of 
the size proposed could be precedent setting for this area of Old Town. The 

reduction of the building footprint in combination with compliance with the 
general and architectural standards could result in a more compatible 

building that is in keeping with the Old Town’s character.  
 

D. Section 3.18.3.F.  The historic, architectural, and aesthetic features of the 

structure including the extent to which its alteration or removal would be 
detrimental to the public interest. 

 

Finding.  As new construction is proposed, alteration or removal of building 

features will not occur; however, its architectural and aesthetic features are in 

the public interest, which was manifested in the Old Town Bluffton Master Plan.  

As new construction is infill development, it must comply with the purpose and 

intent of the Neighborhood Center Historic District (Sec. 4.2.11.B), which 

states that the continued reuse of historic structures will help to create a 

complete mixed-use environment and that careful infill development that will 

respect existing buildings with regards to building placement, massing and 

scale is both expected and encouraged [emphasis added]. 

  

E. Section 3.18.3.H.  The application must comply with applicable requirements 
in the Applications Manual.  

 
Finding.   As the work proposed in the scope of this project exceeds the 

currently approved Development Plan, a decision on the Development Plan 

Amendment (DP-11-17-011473) will be forthcoming as the Development Plan 

could change based on the outcome of this COFA. A Development Plan must 

be approved in advance of this application’s final approval.  Applicable 

elements of an approved COFA-HD must be shown on the Development Plan.  

Additionally, a Subdivision Plan reflecting the proposed lot lines must be 

submitted, reviewed and approved prior to issuance of this Certificate of 

Appropriateness-HD. 

Signage is not included in this request; a Site Feature – HD permit is required 

for any proposed signage at this location. 
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STAFF RECOMMENDATION:   

It is the charge of the HPC to assess and interpret the standards and guidelines set 

forth in the UDO as they pertain to applications using the review criteria established 

in the UDO and to take appropriate action as granted by the powers and duties set 

forth in Section 2.2.6.E.2.  The HPC has the authority to take the following actions 

with respect to this application: 

1. Approve the application as submitted by the Applicant; 

2. Approve the application with conditions; or 
3. Deny the application as submitted by the applicant. 

The HPC motion from the August 5, 2020 meeting included the following:1) Increase 

building transparency to a minimum of 75% along Calhoun Street; 2) Reduce the 

mass and scale of the building to make it more proportional with Buildings 2 and 3; 

and, 3) address all other comments identified in the Staff report.  

1. The Calhoun Street elevation has been adjusted to increase transparency to 

80%.  

 

2. The mass and scale of Building 1 have not been substantially reduced but the 

square footage, building footprint and height could be considered 

proportionate to Buildings 2 and 3. However, all three buildings are 

disproportionate to the mass and scale of other buildings in the surrounding 

area. Building 2 is proposed to have 7,750 sf with a footprint of 3,500 sf and 

a maximum height of 35.9 feet. Building 3 is proposed to have 7,625 sf, a 

footprint of 3,285 sf and a maximum height of 33.9 feet. In comparison 

Building 1 is 7,500 sf with a footprint of 3,350 sf and a maximum height of 35 

feet at the center gable.  

 

3. Some comment, as further described in the review criteria have not been 

adequately addressed, such as changing the perception of the mass and scale 

of the building by reducing the footprint of the building and providing improved 

modulation to break up the expanse of the primary façade along Calhoun 

Street. 

Additionally, for the application to be advanced, Town Staff has determined that the 

following items must be satisfactorily addressed. 

 
1. Per Section 5.15.5.F.2.d General Standards, Building Form Massing and Scale, 

long unarticulated masses shall be avoided.  As an example, simple offsets of 
the primary façade can articulate the overall building massing and help reduce 
the perception of mass and scale.  This may also by met by reducing the overall 

height, footprint and size of the building, which may result in an additional 
building. 

 
2. Per Section 4.2.11.B Neighborhood Center Historic District, the continued 

reuse of historic structures will help to create a complete mixed-use 
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environment and careful infill development that will respect the existing 
buildings with regards to building placement, massing and scale. The NCE-HD 

district is a place where the greatest range of traditional building types are 
expected and encouraged. Based on non-compliance with the criteria listed 

above, the mass and scale of the building must be reduced to be compatible 
with the surrounding built environment and neighboring buildings to maintain 
the character and integrity of the district.  This could be met by simply reducing 

the overall height, footprint and size of the buildings, which may result in 
additional buildings. 

 

3. Sec. 5.15.6.H.(Columns, Arches, Piers, Railings, Balustrades): 

 

a. The brick piers could benefit from an articulated projecting base with 

capitol details. 
 

b. The porch and balcony posts could benefit from trim details at the base 
and cap. 

 

c. Provide end cut profiles or corner chamfers instead of square cut 
timbers for the brackets 

 
4. Sec. 5.15.6.I.(Windows and Doors): 

a. Provide cut sheets for all window types proposed to ensure compliance 

with this section. 
 

b. The ground floor picture window on the Green Street elevation should 
be three matching double-hung windows as the scale and proportion is 
visually incongruous with the building’s fenestration. 

 
c. Provide a canopy with rafter tails over the door underneath the rear 

cross gable.  
 

5. Sec. 5.15.6.J.(Roofs and Gutters): 

 

If gutters are to be provided, only copper, galvanized steel or aluminum (14-
18 gauge) material is permitted. Downspouts must match gutters in material 

and finish. If they are to be provided in the future, they would be reviewed 
through the Site Feature – HD process. 

 

6.  Sec. 5.15.6.P.(Cornice, Soffit and Frieze): 

Provide rafter tails on lower level canopies to match the eaves on the building. 
 

In addition to the above conditions specific to the COFA-HD, the following shall also 

be required prior to advancement of the application: 



September 24, 2020  Page 17 

 

71 Calhoun Street, Building 1 – Certificate of Appropriateness  Historic Preservation Commission 

1. Per UDO Section 3.10, the Development Plan for the parcel that includes 
Buildings 1, 2 and 3 must be resubmitted and approved prior to the issuance 

of a COFA-HD for Building 1. The Development Plan shall be consistent with 
the approved COFA-HD and address all comments provided by the 

Development Review Committee. 
 
2. Per UDO Section 3.11, a Subdivision Application must be submitted, reviewed, 

approved and recorded prior to the issuance of a COFA-HD for Building 1. 
 

3. Per UDO Sec. 3.19, a Site Feature – HD permit is required for any proposed 
signage for the location of Building 1. 

 

 
ATTACHMENTS: 

1. Location Map 

2. Zoning Map 
3. Project Narrative 

4. Site Photos  
5. Application 

6. Site Plan & Elevations 
7. Landscape Plans 
8. Perspectives  

9. Building Comparison Table 
10. Comparison of Elevations 
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August 17, 2020 

 

 

 

Katie Peterson, Senior Planner 

Town of Bluffton 

20 Bridge Street 

P.O. Box 386 

Bluffton, SC 29910 

 

 

Project: 71 Calhoun Street 

 

Re: Project Summary Narrative 

 

 

Please find the documents enclosed for this re-submission to the HPC for Final Review. The enclosed contains 

revised design documents based upon the HPC meeting on August 5, 2020.  All three buildings have been revised 

based upon the specific feedback at the HPC meeting, which has resulted in additional reduction of mass and 

scale.  The footprint and square footage have been modified slightly but generally have been maintained from 

the previous final HPC meeting, where action was tabled.  Additional data points have been added to the building 

summaries below.  Each building typology is outlined as: 

 

 

Building 1 Summary: 

 

District: Neighborhood Center Historic District (NCE-HD) 

Use: Mixed-Use Commercial (Retail/Office) and Residential 

Building Type: Additional Building Type with Main Street Building Typology 

Height: 2 ½ stories 

Front Build-to Zone: 0’-10’  

Lot Width: 95’ 

Rear Setback: 25’ 

Side Setbacks: 5’  

Square Footage: 

 3,350SF - 1
st
 Floor  

 3,330 SF - 2
nd

 Floor  

    820 SF - Loft  

 7,500 SF - Total:  

Floor to Floor Heights: 

 First to Second – 12’-0” 

 Second to Loft – 10’-0” 

Main Ridge Height – 32’-2” 

Max Ridge Height – 35’-9” (cross gable) 

Average Ridge Height – 33’-3” 

Special Building Elements and Appurtenances: Colonnade and Awning 

Materials: Painted cementitious Siding and Cherokee Moss Town Brick 

Railings: Painted Wood 

Roof: Standing seam metal roof 

Columns: Painted wood 

Shopfront: Along Calhoun St and a limited amount along Green St (modulation request to maintain a 

more residential character along Green St – additional building type) – 80% along Calhoun St. 

 

  



 

HPC Review Comments / Responses: 

1. Comment: Increase the building transparency along Calhoun St to a minimum of 75%.  

Response: The building transparency along Calhoun St has been increased to meeting the 

shopfront criteria.  Eighty percent (80%) of the first floor to ceiling is glazing along Calhoun St.  

2. Comment: Reduce the scale and mass of the building to make it more proportional with 

Buildings 2 and 3  Response: The overall building height and ridge height have been reduce 

to an average ridge height of 33’-3”  The main ridge height is set near the Moonlight Lullaby 

ridge at 33’-9”.  The center cross gable is set at 35’-9”, the same as Building #2.      

3. Comment: Calhoun St is a more commercial oriented thoroughfare.  Response: The detailing 

along Calhoun ST has been adjusted slightly to provide a more commercial presence to the 

building at the first floor. 

 

 

Staff Report Comments / Responses: 

1. Acknowledged - The DRC submission was submitted to the Town of Bluffton on 5/12/2020 

2. Acknowledged - A subdivision plat was submitted with the DRC application 

3. Acknowledged – A HD permit will be submitted for any proposed signage  

4. The side setback for an additional building type is 5’.  However, the building has been adjusted 

to accommodate an 8’ side setback on both sides. 

5. The transparency of the Calhoun St façade has been increased to 80% on the first floor to 

ceiling. The applicant has requested a deviation for the Green St façade due to its more 

residential context.  However, some additional glazing has been added at the corner of 

Calhoun and Green.  The result is an additional building type. 

6. As noted during the HPC review, the facades are not “unarticulated.”  Simple offsets are, and 

have been, present in the design.  The building area was reduced, and the overall height was 

reduced to be similar in height to other buildings in the district.  In comparison to the recently 

approved building on Church St, which has a similar ridge height.  The main ridge height is 

the same as Moonlight Lullaby.   

7. As described, this district provides the greatest range of traditional building types that are 

expected and encouraged.  They have a smaller footprint than May River Montessori, but a 

similar square footage.  The building is comparable in height to Moonlight Lullaby, even 

though it is in a different district.  It is 2.5 stories for approximately 800 SF of the building, 

while a majority of the building is 2 stories.  There are numerous buildings of similar height 

(and even higher) in this zoning district.  The Fripp House is three (3) stories.   

8. The design and details are respectful of the neighboring properties.   

 

 

Additional Modifications: 

1. Balconies were added on the rear of the building to provide additional detail and character. 

2. Shopfront windows were added on the Green St elevation. 

 

Building 2 Summary: 

 

District: Neighborhood Center Historic District (NCE-HD) 

Use: Mixed-Use Commercial (Restaurant) and Residential 

Building Type: Additional Building Type with Main Street Building Typology 

Height: 2 ½ stories 

Front Build-to Zone: 0’-10’ 

Lot Width: 89’ 

Rear Setback: Varies 

Side Setbacks: 8’ 

Square Footage: 

 3,500 SF - 1
st
 Floor  

 3,225 SF - 2
nd

 Floor  

  1,025 SF - Loft  

 7,750 SF - Total:  



 

Floor to Floor Heights: 

 First to Second – 14’-0” 

 Second to Loft – 10’-0” 

Main Ridge Height – 33’-9” (Calhoun St) 

Max Ridge Height – 35’-9”  

Average Ridge Height – 34’-4” 

Special Building Elements and Appurtenances: Colonnade and Awning 

Materials: Painted cementitious Siding and Cherokee Moss Town Brick 

Railings: Painted Wood 

Roof: Standing seam metal roof 

Columns: Painted wood 

Shopfront: Along Calhoun St and Bridge St (partially).  - 81% along Calhoun St. 

 

HPC Review Comments / Responses: 

1. Comment: Adjust the ridge height of the corner gable to within 2ft of Moonlight Lullaby, 

which is 33’-9” per the drawings on file.  Response: The corner gable has been reduced to 

35’-9”.  The majority of the building is 2 stories with a main ridge height of 33’-9” along 

Calhoun St.   

2. Comment: Simplify the front columns.  Response: The brick columns have been removed 

and replaced with simpler wood columns on a brick plinth 

3. Comment: The gable end shutter should match the other shutters.  Response: The shutter 

has been modified to match the other shutters on the building. 

4. Comment: Define the materials at the shop front corner.  Response: The material is a painted 

cementitious panel material. 

5. Comment: The service screen height is taller than allowed.  Response: During the meeting, 

the commission noted that the taller 9ft service screen was acceptable in order to screen the 

vent hood. 

6. Comment: The large oak tree is a very important site feature Response: The applicant will 

provide an arborist report noting tree care prior to, during, and after construction.   

 

Staff Report Comments / Responses: 

1. Acknowledged - The DRC submission was submitted to the Town of Bluffton on 5/12/2020 

2. Acknowledged - A subdivision plat was submitted with the DRC application 

3. Acknowledged – A HD permit will be submitted for any proposed signage  

4. The shutter on the north elevation has been revised to match the detail of the other building 

shutters. 

5. The siding material on the first floor of the southwestern corner is a painted cementitious siding 

panel 

6. Acknowledged – A HD permit will be submitted for the seating area’s approval  

7. The height of the service screen fence was maintained at 9ft in order to screen the vent hood.  

We are respectfully requesting a deviation from this standard. 

8. The transparency of the Calhoun St façade is 81% on the first floor to ceiling. The applicant 

has requested a deviation for the Bridge St façade due to its more residential context.  

However, the shopfront requirement does exist along the first 30ft of Bridge Street before it 

transitions to the more residential detailing.  The result is an additional building type. 

9. As noted during the HPC review, the facades are not “unarticulated.”  Simple offsets are, and 

have been, present in the design.  The building area was reduced, and the overall height was 

reduced to be similar in height to other buildings in the district.  In comparison to the recently 

approved building on Church St, which has a similar ridge hgt.  The max ridge height is 2ft 

above the Moonlight Lullaby across the street.   

10. As described, this district provides the greatest range of traditional building types that are 

expected and encouraged.  They have a smaller footprint than May River Montessori, but a 

similar square footage.  The building is comparable in height to Moonlight Lullaby, even 

though it is in a different district.  It is 2.5 stories for approximately 1,000 SF of the building, 

while a majority of the building is 2 stories.  There are numerous buildings of similar height 

(and even higher) in this zoning district.  The Fripp House is three (3) stories.   



 

11. The design and details are respectful of the neighboring properties.   

 

Additional Modifications: 

1. A window with bracketed awning was added to the north façade. 

 

 

Building 3 Summary: 

 

District: Neighborhood Center Historic District (NCE-HD) 

Use: Mixed-Use Commercial (Retail/Office) and Residential 

Building Type: Additional Building Type with Main Street Building Typology 

Height: 2 ½ stories 

Front Build-to Zone: 0’-10’ 

Lot Width: 95’ 

Rear Setback: 25’ 

Side Setbacks: 5’ 

Square Footage: 

 3,285 SF - 1
st
 Floor  

 3,070 SF - 2
nd

 Floor  

 1,270 SF - Loft  

 7,625 SF - Total:  

Floor to Floor Heights: 

 First to Second – 12’-0” 

 Second to Loft – 10’-0” 

Main Ridge Height – 32’-0” 

Max Ridge Height – 33’-9”  

Average Ridge Height – 31’-8” 

Special Building Elements and Appurtenances: Colonnade and Awning 

Materials: Painted cementitious Siding and Cherokee Moss Town Brick 

Railings: Painted Wood 

Roof: Standing seam metal roof 

Columns: Painted wood 

Shopfront: A request for a deviation from the Shopfront requirement along Bridge St due to the more 

residential character.  – 53% along Bridge St. 

 

HPC Review Comments / Responses: 

1. Comment: Revise the building height to reduce the scale.  Response: The building height has 

been reduced on the 2 ½ story west gable to be similar to Moonlight Lullaby.  The remaining 

two (2) story portion of the building is substantial reduced in context to other structures in the 

area.  The average ridge height is 31’-8” with the lowest ridge towards the Heyward House at 

25’-6”.  This ridge height of the eastern side of the building is comparable to the Heyward 

House and substantially less that the Fripp House, the two primary residential structures in this 

district along Bridge St.   

2. Comment: The north façade should be more articulated.  Response: The north façade has 

been revised to include bracketed balconies and additional windows.      

 

 

Staff Report Comments / Responses: 

1. Acknowledged - The DRC submission was submitted to the Town of Bluffton on 5/12/2020 

2. Acknowledged - A subdivision plat was submitted with the DRC application 

3. Acknowledged – A HD permit will be submitted for any proposed signage  

4. The side setback for an additional building type is 5’. The building and site plan have been 

adjusted to comply. 

5. The transparency of the Bridge Street façade has been increased on the first floor. The 

percentage is 53%.  However, the applicant has requested a deviation for the Bridge St façade 

due to its more residential context.  The result is an additional building type. 



 

6. As noted during the HPC review, the facades are not “unarticulated.”  Simple offsets are, and 

have been, present in the design.  The building area was reduced, and the overall height was 

reduced to be similar in height to other buildings in the district.  The average ridge height is 

less than Moonlight Lullaby across the street.   

7. As described, this district provides the greatest range of traditional building types that are 

expected and encouraged.  They have a smaller footprint than May River Montessori, but a 

similar square footage.  The building is comparable in height to Moonlight Lullaby, even 

though it is in a different district.  It is 2.5 stories for approximately 1,000 SF of the building, 

while a majority of the building is 2 stories.  The lowest ridge height is comparable to the 

Heyward House.  There are numerous buildings of similar height (and even higher) in this 

zoning district.  The Fripp House is three (3) stories.   

8. The design and details are respectful of the neighboring properties.   

 

 

Additional Modifications: 

1. Balconies were added on the rear of the building to provide additional detail and character. 

2. Additional windows have been added to the first floor on the south elevation to increase the 

transparency slightly. 

 

 

Kind regards, 

 

 

 

James C. Atkins 

Court Atkins Group 
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TOWN OF BLUFFTON 
CERTIFICATE OF APPROPRIATENESS- OLD TOWN BLUFFTON 
HISTORIC DISTRICT (HD) APPLICATION 

Town of Bluffton Certificate of Appropriateness-Historic District Application Last Updated:  4/8/2014 

Growth Management Customer Service Center 
20 Bridge Street 

Bluffton, SC 29910 
(843)706-4522 

www.townofbluffton.sc.gov 
applicationfeedback@townofbluffton.com 

Applicant Property Owner 

Name: Name: 

Phone: Phone: 

Mailing Address: Mailing Address: 

E-mail: E-mail: 

Town Business License # (if applicable): 

Project Information (tax map info available at http://www.townofbluffton.us/gis/) 

Project Name: Conceptual: Final: Amendment: 

Project Location: Application for: 

 New Construction    

      Renovation/Rehabilitation/Addition 

      Relocation or Demolition   

Zoning District: 

Acreage: 

Tax Map Number(s): 

Project Description: 

Minimum Requirements for Submittal 

1. Full sized copies and digital files of the Site Plan(s).  One (1) set for Conceptual, two (2) sets for Final

2. Full sized copies and digital files of the Architectural Plan(s). One (1) set for Conceptual, two (2) sets for Final
3. Project Narrative describing reason for application and compliance with the criteria in Article 3 of the UDO.

5. All information required on the attached Application Checklist.
6. An Application Review Fee as determined by the Town of Bluffton Master Fee Schedule. Checks made payable

to the Town of Bluffton.

Note: A Pre-Application Meeting is required prior to Application submittal. 

Disclaimer: 
The Town of Bluffton assumes no legal or financial liability to the applicant or any 

third party whatsoever by approving the plans associated with this permit. 

I hereby acknowledge by my signature below that the foregoing application is complete and accurate and that I am 

the owner of the subject property.  As applicable, I authorize the subject property to be posted and inspected. 

Property Owner Signature: Date: 

Applicant Signature: Date: 

For Office Use 

Application Number: Date Received:  

Received By:  Date Approved:  

JAtkins
Typewritten Text
8/17/2020

JAtkins
Typewritten Text
8/17/2020



TOWN OF BLUFFTON 
CERTIFICATE OF APPROPRIATENESS-  

OLD TOWN BLUFFTON HISTORIC DISTRICT (HD) APPLICATION 
PROCESS NARRATIVE 

Town of Bluffton Certificate of Appropriateness- Historic District Application                                                                      Last Updated:  4/8/2014                     

 

The following Process Narrative is intended to provide Applicants with an understanding of the respective application process, 
procedures and Unified Development Ordinance (UDO) requirements for obtaining application approval in the Town of Bluffton.  While 
intended to explain the process, it is not intended to repeal, eliminate or otherwise limit any requirements, regulations or provisions of 
the Town of Bluffton’s UDO. Compliance with these procedures will minimize delays and assure expeditious application review.  
 

Step 1.  Pre-Application Meeting Applicant & Staff 

Prior to the filing of a Certificate of Appropriateness-HD Application, the Applicant is required to consult with the UDO Administrator at 
a Pre-Application Meeting for comments and advice on the appropriate application process and the required procedures, 
specifications, and applicable standards required by the UDO.  

Step 2.  Application Check-In Meeting – Concept Review Submission Applicant & Staff 

Upon receiving input from Staff at the Pre-Application Meeting, the Applicant may submit a Concept Review Submission of the 
Certificate of Appropriateness Application with the required submittal materials during an Application Check-In Meeting where the 
UDO Administrator will review the submission for completeness.  

Step 3.  Review by UDO Administrator and HPC Staff 

If the UDO Administrator determines that the Concept Review Submission of the Certificate of Appropriateness-HD Application is 
complete, it shall be forwarded to the Historic Preservation Review Committee. The Review Committee shall review the application 
and prepare written comment for review with the Applicant. 

Step 4.  Historic Preservation Review Committee  Applicant, Staff & Historic Preservation 
Review Committee 

A public meeting shall be held with the Applicant to the review the Review Committee’s Staff Report and discuss the application. The 
Review Committee shall review the Concept Review Submission for compliance with the criteria and provisions in the UDO. The 
Applicant will be given the opportunity to address comments, if any, and resubmit the application materials to proceed to the Final 
Review Submission.   

Step 5.  Application Check-In Meeting - Final Review Submission Applicant & Staff 

The Applicant shall submit the completed Final Review Submission of the Certificate of Appropriateness Application with the required 
submittal materials during a mandatory Application Check-In Meeting where the UDO Administrator will review the submission for 
completeness. 

Step 6.  Historic Preservation Commission Meeting Applicant, Staff & Historic Preservation 
Commission 

A public meeting shall be held with the Applicant where the HPC shall review the Final Application materials of the Certificate of 
Appropriateness-HD Application for compliance with the criteria and provisions in the UDO.  The HPC may approve, approve with 
conditions, or deny the application. 

Step 7. Issue Certificate of Appropriateness Staff 

If the HPC approves the Certificate of Appropriateness-HD Application, the UDO Administrator shall issue the Certificate of 
Appropriateness-HD. 

 

http://www.townofbluffton.sc.gov/Documents/izone.pdf


TOWN OF BLUFFTON  
CERTIFICATE OF APPROPRIATENESS – HISTORIC DISTRICT  

PROJECT ANALYSIS 

  Last Updated: 4/8/2014 

 In accordance with the Town of Bluffton Unified Development Ordinance (UDO), the following information shall 

be included as part of a Certificate of Appropriateness application submitted for review by the Historic 
Preservation Commission (HPC) and the Historic Preservation Review Committee.  The use of this checklist by 

Town Staff or the Applicant shall not constitute a waiver of any requirement contained in the UDO. 

 

1. DESIGN REVIEW PHASE CONCEPTUAL REVIEW   FINAL REVIEW 

2. SITE DATA 

Identification of Proposed Building Type (as defined in Article 5): 

Building Setbacks Front: Rear: Rt. Side: Lt. Side: 

3. BUILDING DATA 

Building 
Description 

(Main House, Garage, Carriage 

House, etc.) 

Existing Square 

Footage 

Proposed Square 

Footage 

Main Structure    

Ancillary    

Ancillary    

4. SITE COVERAGE 

Impervious Coverage Coverage (SF) 

Building Footprint(s)  

Impervious Drive, Walks & Paths  

Open/Covered Patios  

A.TOTAL IMPERVIOUS COVERAGE  

B.TOTAL SF OF LOT  

% COVERAGE OF LOT (A/B= %)  

5. BUILDING MATERIALS 

Building Element 
Materials, Dimensions, 

and Operation  
Building Element 

Materials, Dimensions, 
and Operation 

Foundation  Columns  

Walls  Windows  

Roof  Doors  

Chimney  Shutters  

Trim  Skirting/Underpinning  

Water table  Cornice, Soffit, Frieze  

Corner board  Gutters  

Railings  Garage Doors  

Balusters  
Green/Recycled Materials 

 

Handrails   



TOWN OF BLUFFTON  
CERTIFICATE OF APPROPRIATENESS – HISTORIC DISTRICT  

APPLICATION CHECKLIST 

Town of Bluffton Applications Manual 2 of 3 Last Updated:  4/8/2014 

Note:  Certificate of Appropriateness application information will vary depending on the activities proposed.  

At a minimum, the following items (signified by a grayed checkbox) are required, as applicable to the 

proposed project.   

Concept Final BACKGROUND INFORMATION.   

  COMPLETED CEFTIFICATE OF APPROPRIATENESS-HD APPLICATION: A 

competed and signed application providing general project and contact information.    

  PROPERTY OWNER CONSENT:  If the applicant is not the property owner, a letter of 
agency from the property owner is required to authorize the applicant to act on behalf of 

the property owner. 

  PROJECT NARRATIVE:  A detailed narrative describing the existing site conditions and 

use, the proposed development intent with proposed uses and activities that will be 

conducted on the site.  Include a description of the proposed building type and proposed 

building materials as permitted in Article 5.  

  DEED COVENANTS/RESTRICTIONS:  A copy of any existing deed covenants, 

conditions and restrictions, including any design or architectural standards that apply to 

the site.  

  ADDITIONAL APPROVALS: A written statement from the Declarant of any deed 

covenants, conditions, or restrictions and/or the Review Body of any design or 
architectural standards that the current design has been reviewed for consistency with the 

established restrictions/design principles and approved.    

Concept Final SITE ASSESSMENT.   

  

 

LOCATION MAP: Indicating the location of the lot and/or building within the Old Town 

Bluffton Historic District with a vicinity map. 

  PROPERTY SURVEY:  Prepared and sealed by a Registered Land Surveyor indicating the 
following, but not limited to: 

 All property boundaries, acreage, location of property markers, name of county, municipality, 

project location, and parcel identification number(s); 

 Municipal limits or county lines, zoning, overlay or special district boundaries, if they traverse 

the tract, form a part of the boundary of the tract, or are contiguous to such boundary; 
 All easements of record, existing utilities, other legal encumbrances, public and private 

rights-of-way, recorded roadways, alleys, reservations, and railways;  

 Existing watercourses, drainage structures, ditches, one-hundred (100) year flood elevation, 

OCRM critical line, wetlands or riparian corridors top of bank locations, and protected lands 
on or adjacent to the property; 

 Location of existing buildings, structures, parking lots, impervious areas, public and private 

infrastructure, or other man-made objects located on the development property; and 
 North arrow, graphic scale, and legend identifying all symbology.    

 
 

 SITE PLAN:  Showing layout and design indicating, but not limited to:  
 All property survey information showing all building footprint(s) with finish floor elevations, 

setbacks and build-to lines, building location(s), building orientation(s); 

 Overall lot configuration depicting ingress/egress, circulation, driveways, parking areas, 

patios, decks, pools, hardscape, service yards and all other site amenities;  
 Pedestrian circulation elements and ensuring design shows ADA accessibility compliance. 

Location, layout, and number of vehicular and bicycle parking spaces bicycle parking, and 

ensuring design shows ADA accessibility compliance; and 
 Include detailed dimensions as necessary and appropriate to demonstrate compliance with 

all applicable standards and requirements. 



TOWN OF BLUFFTON  
CERTIFICATE OF APPROPRIATENESS – HISTORIC DISTRICT  

APPLICATION CHECKLIST 

Town of Bluffton Applications Manual 3 of 3 Last Updated:  4/8/2014 

 
 

SIGN AND RETURN THIS CHECKLIST WITH THE APPLICATION SUBMITTAL 
ALL SUBMITTALS MUST BE COLLATED AND FOLDED TO 8-1/2” X 11” 

 

By signature below I certify that I have reviewed and provided the submittal items listed above.  Further, I 
understand that failure to provide a complete, quality application or erroneous information may result in the delay 

of processing my application(s). 
 

 

______________________________________________________  _______________________ 
Signature of Property Owner or Authorized Agent    Date 

 
 

______________________________________________________ 
Printed Name 

  

 

PHOTOS: Comprehensive color photograph documentation of the property, all exterior 

facades, and the features impacted by the proposed work.  If digital, images should be at 

a minimum of 300 dpi resolution.  

Concept Final ARCHITECTURAL INFORMATION. 

  CONCEPTUAL ARCHITECTURAL SKETCHES:  Sketch of plans, elevations, details, 

renderings, and/or additional product information to relay design intent.   

  FLOOR/ROOF PLANS:  Illustrate the roof and floor plan configurations.  Include all 

proposed uses, walls, door & window locations, overall dimensions and square footage(s).  

  ELEVATIONS:  Provide scaled and dimensioned drawings to illustrate the exterior 

appearance of all sides of the building(s).  Describe all exterior materials and finishes and 
include all building height(s) and heights of appurtenance(s) as they relates to adjacent 

grade, first floor finished floor elevations, floor to ceiling height for all stories, existing and 
finish grades for each elevation.  

  

 
 

ARCHITECTURAL DETAILS:  Provide scaled and dimensioned drawings to show the 

configuration and operation of all doors, windows, shutters as well as the configuration 
and dimensional information for columns and porch posts, corner boards, water tables, 

cupolas and roof appurtenances, gutters and downspouts, awnings, marquees, balconies, 
colonnades, arcades, stairs, porches, stoops and railings.  

 

 

 

 

MANUFACTURER’S CUT SHEET/SPECIFICATIONS:  Include for all atypical building 

elements and materials not expressly permitted by Article 5 of the UDO with sizes and 
finishes noted.  

Concept Final LANDSCAPE INFORMATION. 

  TREE REMOVAL PLAN:  A site plan indicating location, species, and caliper of existing 
trees and trees to be removed. 

  LANDSCAPE PLAN:  Plan must include proposed plant materials including names, 

quantities, sizes and location, trees to be removed/preserved/relocated, areas of planting, 
water features, extent of lawns, and areas to be vegetated.  Plant key and list to be 

shown on the landscape plan as well as existing and proposed canopy coverage 
calculations.   

Concept Final ADDITIONAL REQUIRED INFORMATION (Single-Family Residential Excluded). 

  PRELIMINARY DEVELOPMENT PLAN APPLICATION:  Submit a Preliminary 
Development Plan Application along with all required submittal items as depicted on the 

application checklist.    

JAtkins
Typewritten Text
7/1/2020

JAtkins
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James C. Atkins
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71 CALHOUN STREET- BUILDING 1
71 CALHOUN STREET

BLUFFTON, SOUTH CAROLINA
FINAL HISTORIC PRESERVATION COMMISSION MEETING

08/17/2020



UP

1' - 4" 8' - 0" 50' - 6"

TENANT 1

TENANT 2

TENANT 3

TOTAL= 3,350 SQ. FT.
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1,220 SQ. FT.
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P71 CALHOUN STREET-

BUILDING 1
08/17/2020

1/8" = 1'-0"
1 FIRST FLOOR PLAN
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UP

APARTMENT 1

APARTMENT 2

APARTMENT 3

TOTAL =  3,330 SQ.FT.
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BUILDING 1
08/17/2020

1/8" = 1'-0"
1 SECOND FLOOR
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LOFT APARTMENT
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P71 CALHOUN STREET-

BUILDING 1
08/17/2020

1/8" = 1'-0"
1 LOFT FLOOR
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3" / 12"

STANDING SEAM ( 12" SPACING)
METAL ROOF

BUILDING OUTLINE BELOW
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BUILDING 1
08/17/2020

1/8" = 1'-0"
1 ROOF PLAN
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P71 CALHOUN STREET-

BUILDING 1
08/17/2020

1/8" = 1'-0"
1 WEST ELEVATION
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P71 CALHOUN STREET-

BUILDING 1
08/17/2020

1/8" = 1'-0"
1 EAST ELEVATION
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P71 CALHOUN STREET-

BUILDING 1
08/17/2020

1/8" = 1'-0"
1 NORTH ELEVATION
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P71 CALHOUN STREET-

BUILDING 1
08/17/2020

1/8" = 1'-0"
1 SOUTH ELEVATION



FIRST FLOOR HT.

LOFT FLOOR

SECOND FLOOR

PT 2x3 WATER TABLE W/ CONT. 
METAL FLASHING ON 1x8 OVER  
2x4 TRIM

5/8 GYP.

2X6 DOUBLE TOP PLATE

RIM JOIST & PERIMETER BEAM 
PER STRUCTURAL ENGINEER DOCUMENTS

5/8" THRU BOLT
BLOCK BETWEEN STUDS

SIMPSON LRU 26 Z
HANGER AT EACH RAFTER

5/8" THRU BOLT
BLOCK BETWEEN STUDS

COUNTER SUNK AND DRILLED 
BOLTS TO BE PLUGGED, SANDED 

SMOOTH AND PAINTED

COUNTER SUNK AND DRILLED 
BOLTS TO BE PLUGGED, SANDED 

SMOOTH AND PAINTED

6X6 PT

5/4 X 6 
HARDIE TRIM

5'-0"

6 X 12 PT

HURRICANE ANCHOR
AT EACH RAFTER PER

ENGINEER

NON VENTED SMOOTH
FIBER CEMENT SOFFIT

FLASHING

METAL ROOF STANDING SEAM

PT 2x3 WATER TABLE W/ CONT. METAL 
FLASHING ON 1x8 OVER  2x4 TRIM

METAL ROOF STANDING SEAM; ON 
HIGH TEMP ICE AND WATER SHIELD ON 
15/32 PT SHEATHING

BAHAMA SHUTTER 
BEYOND

SMOOTH FIBER CEMENT LAP SIDING - 7" EXPOSURE 
ON UNDERLAY ON 1/2" SHEATHING

3" / 12"

3" / 12"

2X6 DOUBLE TOP PLATE
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BUILDING 1
08/17/2020

1/2" = 1'-0"
1 TYPICAL WALL SECTION



FIRST FLOOR HT.

LOFT FLOOR

SECOND FLOOR

STANDING SEAM METAL ROOF - INSTALL PER MANUF. 
SPECS.

1X6 PT V -GROOVE CEILING

1X3 HARDIE FASCIA

10" COX COLUMN

2x6 ROOF RAFTERS W/ HURRICANE CLIPS 
(SEE STRUCTURAL ENG. DOCUMENTS FOR 
ALL CONNECTION AND TIE DOWN DETAILS / 
INTERVALS)

1X12 HARDIE TRIM BAND (BLOCKING AS
NEEDED) ON 1X8 HARDIE TRIM BAND

2x6 RAFTER TAILS - SISTERED TO ROOF 
RAFTERS @ 16" O.C.

5/4 x 6 PT WOOD DECKING

2X4 WITH CHAMFER

2X2 WITH CHAMFER

COX COLUMN BEYOND

2X2 WOOD PICKET WITH 4 1/2" O.C.

2X4 WITH CHAMFER

2"

1x4 KDAT SLEEPERS @ 24" O.C.

PT WOOD 3X6 TRIM BAND

1X10 HARDIE TRIM

BUILT UP BEAM: SEE STRUCTURAL

BRICK COLUMN

AL
IG

N

1x6 PT V - GROOVE
CEILING

3" / 12"

1X6 HARDIE TRIM

1X6 HARDIE TRIM
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1/2" = 1'-0"
1 PORCH SECTION DETAIL



12

8
2x10 ROOF RAFTERS W/ HURRICANE CLIPS (SEE STRUCTURAL ENG. DOCUMENTS FOR ALL 
CONNECTION AND TIE DOWN DETAILS / INTERVALS)

HIGH-TEMP ICE AND WATER SHIELD PER
MANUFACTURER'S SPECIFICATIONS ON ALL ROOF SLOPES

15/32" EXTERIOR STRUCTURAL ROOF SHEATHING (SEE STRUCTURAL 
ENG. DOCUMENTS)

CONT. ICYNENE FOAM INSULATION (OR EQUAL), G.C. TO PROVIDE MEP SYSTEM 
REQUIREMENTS, SHOP DRAWINGS, AND FOAM APPLICATION PROCEDURES FOR 
ARCHITECT'S REVIEW (TYP. WHERE SHOWN)

CONT. 2x8 PT WOOD TRIM(CUT TO SLOPE)

CONT. METAL FLASHING/DRIP EDGE

1x3 HARDIE FASCIA

BOARD AND BATTEN SIDING

2x6 TYPICAL EXTERIOR WALL CONSTRUCTION AT 16" O.C.

CONT. ICYNENE FOAM INSULATION (OR EQUAL)

2x6 RAFTER TAILS - SISTERED TO ROOF RAFTERS @ 16" O.C.

5 
1/

2" 2x DRYWALL NAILER 

1X6 HARDIE TRIM ( CUT TO SLOPE)

1X6 PT V-GROOVE SOFFIT

2X6 WOOD STUD
EXTERIOR WALL 
FRAMING 

5/8" GYP. 

SMOOTH FIBER CEMENT
LAP SIDING 7"- EXPOSURE 

PT 2x3 WATER TABLE
BELOW W/ CONT. 
METAL FLASHING 

PT 2x6 
CORNER BOARD 
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1" = 1'-0"
1 EAVE DETAIL

1/2" = 1'-0"
2 CORNER BOARD PLAN DETAIL



2x6 KDAT BOTTOM RAIL - CUT 
TO 5"

3 
1/

2"
5'

-8
 1

/2
"

1 
1/

2"

6'
-0

"

1x8 KDAT TRIM (3/8" 
CHAMFER)

HINGE SIDE @ COLUMN

6x6 KDAT POST

1x4 KDAT SURROUND AND FRAME 
(EACH SIDE)

2x10 KDAT CAP CUT TO 8 1/2" & 
CHAMFER CAP

2x6 KDAT CAP CUT TO 5" & CHAMFER 
TOP

SERVICE SLAB
V.I.F.

T.O. SERVICE WALL
6'-0" ASF (SLAB)

2x6 KDAT INSIDE OF OPENING AS 
NAILER FOR 1x6

1x6 HORZ. KDAT EACH SIDE 
WITH 1 1/4" GAP. BOARDS 
OVERLAP FRONT TO BACK TO 
FULLY SCREEN SERVICE AREA
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1" = 1'-0"
1 TYP. SERVICE YARD DETAIL



5'
 - 

4"
5' - 4" PT 2X3 DRIP CAP

METAL FLASHING

PT 2X6 HEAD TRIM

PT 5/4 X 4 JAMB TRIM

PT 3X3 WOOD SILL

BAHAMA WOOD 
SHUTTER
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1/4" = 1'-0"
1 TYPICAL WINDOW

2' - 8"

5'
 - 

4"

PT 2X3 DRIP CAP
METAL FLASHING

PT 2X6 HEAD TRIM

PT 5/4 X 4 JAMB TRIM

PT 3X3 WOOD SILL

BAHAMA WOOD 
SHUTTER































BUILDING COMPARISON TABLE 

Building Name Address 

Size, 

Square 
Feet (SF) 

Height, 

Stories 
Use 

 

Year 
Built 

 

Contributing 

Structure? 

May River 
Montessori  

Building 1 

60 Calhoun 
Street 

3,224 2 School 
1967 

2010 

 

No 

May River 
Montessori 

Building 2 

62 Calhoun 
Street 

7,068 2 
School 

(Day Care) 

 

1977 

2016 

 

 

No 

Moonlit Lullaby 
55 Bridge 

Street 
3,420 2 Commercial 2019 No 

Fripp-Lowden 

House 

80 Calhoun 

Street 
2,165 1 Residential 1909 Yes 

Seven Oaks 
82 Calhoun 

Street 
1,230 2 Commercial 1850 Yes 

57 Calhoun 
Street Main 

Home 

57 Calhoun 
Street 

988  1 Residential 1962 No 

57 Calhoun 
Street  

Carriage House 

57 Calhoun 
Street 

560   2 Residential 1968 No 

Peeples’ Store 
56 Calhoun 

Street 
2,106 1.5 Mixed-Use 1904 Yes 

55 Calhoun 
Street 

55 Calhoun 
Street 

3,060 2 Restaurant 2005 No 

40 Calhoun 

Street 

40 Calhoun 

Street 
4,360 2 Mixed-Use 2008 No 

20 Calhoun 
Street 

20 Calhoun 
Street 

3,816 2 Mixed-Use 1890 Yes 

15 Captains 

Cove – Building 
1 

15 Captains 
Cove 

4,366 2 Commercial 2008 No 

15 Captains 
Cove – Building 
2 

15 Captains 
Cove 

550 1 Commercial 2008 No 

15 Captains 
Cove – Building 
3 

15 Captains 
Cove 

1,484 1.5 Commercial 2009 No 

15 Captains 
Cove – Building 

4 

15 Captains 
Cove 

790 1 Commercial 2009 No 

Heyward House 
70 Boundary 

Street 
2,539 1.5 Commercial 1840 Yes 

ATTACHMENT 9



BUILDING COMPARISON TABLE 

 

Building Name Address 

Size, 

Square 
Feet (SF) 

Height, 
Stories 

Use 
Year 
Built 

Contributing 
Structure? 

Heyward House 
–  

Out Building 1 

 

70 Boundary 
Street 

160 1 Commercial 1930 Yes 

Heyward House 
–  

Out Building 2 

70 Boundary 
Street 

228 1 Commercial 1840 Yes 

14 Church 
Street 

14 Church 
Street 

4,745 2.5 Mixed-Use 2020 No 

16 Church 

Street 

16 Church 

Street 
5,015 2.5 Mixed-Use -- No 

71 Calhoun 
Street – 
Building 1 – 
PROPOSED 

71 Calhoun 
Street 

7,500 2.5 Mixed-Use n/a n/a 

71 Calhoun 

Street – 
Building 2 - 
PROPOSED 

71 Calhoun 
Street 

7,850 2 Mixed-Use n/a n/a 

71 Calhoun 
Street – 

Building 3 - 
PROPOSED 

71 Calhoun 
Street 

7,620 2.5 Mixed-Use n/a n/a 

ATTACHMENT 9



West (Calhoun Street) Elevation Comparison 
 

Most Recent Submission (9-2-2020) [Note: Window and door lights have changed at ground level] 

 

Previous Submission (Reviewed by HPC 8-5-2020) 

ATTACHMENT 10



North (Green Street) Elevation Comparison 

Most Recent Submission (9-2-2020) 

 

Previous Submission (Reviewed by HPC 8-5-2020) 

ATTACHMENT 10



East (Rear-Parking Lot) Elevation Comparison 

Most Recent Submission (9-2-2020) 

 

Previous Submission (Reviewed by HPC 8-5-2020) 

 

ATTACHMENT 10



South (Facing Building 2) Elevation Comparison 
 

Most Recent Submission (9-2-2020) 

Previous Submission (Reviewed by HPC 8-5-2020)    

ATTACHMENT 10



 

71 Calhoun Street, Building 2– Certificate of Appropriateness Historic Preservation Commission 

HISTORIC PRESERVATION 

COMMISSION 

STAFF REPORT 
Department of Growth Management 
 

MEETING DATE:  September 24, 2020  

PROJECT: 
71 Calhoun Street, Building 2– New Construction: 

Mixed-Use   

APPLICANT: Court Atkins Group 

PROJECT MANAGER: Heather L. Colin, Director of Growth Management  

 

APPLICATION REQUEST:  The Applicant, Court Atkins Group on behalf of 

Cunningham, LLC, requests that the Historic Preservation Commission approve the 

following application: 

1. COFA-12-19-013784.  A Certificate of Appropriateness to construct a new 
mixed-use building of approximately 7,734 sf located at the intersection of 

Bridge Street and Calhoun Street in the Old Town Bluffton Historic District and 
zoned Neighborhood Center – HD. 
 
Note: This application was continued from the August 5, 2020 Historic 
Preservation Commission (HPC). The reason for the continuation is explained 
in the background section of this report. 

 
BACKGROUND:  The building, “Building 2,” which is subject to this application, is one 

of three buildings being proposed at the lot currently addressed 71 Calhoun Street 

and identified by parcel number R610 039 00A 0099 0000.  As provided in Unified 

Development Ordinance (UDO) Sec. 4.2.11, the purpose and intent of the NCE-HD 

District is:  

A. “The NCE-HD district is the historic center of shops, residences, and 

workplaces in the Old Town Bluffton Historic District. The zone has been 

created to protect the historic and eclectic character of the area 

[emphasis added]. 

B. The continued reuse of historic structures will help to create a 

complete mixed-use environment and careful infill development that will 

respect the existing buildings with regards to building placement, 

massing and scale [emphasis added]. The NCE-HD district is a place 
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where the greatest range of traditional building types are expected and 

encouraged.” 

As required by Article 3 of the UDO, a Development Plan is required for the overall 

site development, as well as a Certificate of Appropriateness-HD (COFA) for the 

architecture.  The Development Plan (DP-11-17-011473) was approved based on a 

previous submission to address site planning including, but not limited to 

landscaping, drainage, parking, and circulation.  An amendment to the Development 

Plan has been submitted and is under review. In addition to a COFA for each building 

and the amended Development Plan, a Subdivision is required as within the -HD 

zoning districts as only one primary structure is permitted per lot.  

On November 18, 2019, Building 1 was reviewed by the Historic Preservation Review 

Committee (HPRC) and comments were provided to the Applicant.  The Applicant 

made revisions and resubmitted a new conceptual application. 

On January 13, 2020, the HPRC reviewed the revised conceptual application, along 

with conceptual applications for Buildings 2 and 3.  Again, the Applicant revised the 

plans and submitted Final COFA applications for each building.  As the changes were 

expansive, the UDO Administrator determined the applications be brought back 

before the HPRC for review prior to being heard by the full Historic Preservation 

Commission.  The comments focused on the mass and scale of the buildings, as well 

as architectural details and that all needed to be readdressed to be compatible with 

the Old Town Master Plan and the UDO. 

On May 4, 2020, the HPRC reviewed the final applications for the three COFA 

applications for the construction of three, two and one-half (2.5) story buildings of 

approximately 8,000 SF each on the property identified by tax map number R610 

039 00A 0099 0000 (COFA-10-19-013647, COFA-12-19-013784, COFA-12-19-

013785).  After a lengthy discussion by Staff and the HPRC, the Applicant requested 

the applications be brought before the full HPC as a workshop item to help provide 

direction on the design of the buildings prior to formal review.  

On June 10, 2020 at a Special Meeting of the HPC, the applications for all three 

buildings were discussed.  Discussion centered primarily on the massing and scale of 

the structures in relation to the surrounding historic and residential structures.  

On August 5, 2020, the HPC reviewed the COFA applications for all three buildings, 

all of which were continued to address comments provided by the HPC and Town 

Staff. With regards to Building 2, the HPC had the following comments: 1) Address 

items indicated in the staff report; 2) simplify the front façade and the front story 

columns; 3) modify the upper floor shutter to match other shutters; 4) revise the 

fence height in the rear service area; and, 6) show a root preservation system for 

the large oak on the Landscape Plan. As other adjustments have been made that are 

not identified in the Narrative, Town Staff conducted a complete review of the 

resubmitted application. 
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In response to the HPC, the Applicant provided a Narrative (Attachment 3) to explain 

how these conditions have been addressed, including additional modifications made, 

as well as revised building plans/elevations (Attachment 6). Some additional building 

perspectives have also been provided. (Attachment 8). 

 

INTRODUCTION: The Applicant proposes to construct a mixed-use building on a 0.89-

acre lot located at the northeast corner of the intersection of Bridge Street and 

Calhoun Street (Attachment 1). The structure would be located at this corner and 

have building frontage on both streets. The proposed lot frontage on Calhoun Street, 

the primary frontage, is 86.7 feet; on Bridge Street, the secondary frontage, the lot 

width would be 88.1 feet. The property is in the Old Town Bluffton Historic District, a 

local historic district, a portion of which is also a National Register Historic District 

(NRHD). The adjacent property to the east (Heyward House and outbuildings) and 

the properties directly across Calhoun Street are located in the NRHD. Heyward 

House is a contributing structure to both historic districts. 

The proposed building is intended for mixed-use (ground floor commercial and upper 

story residential) and is 7,734 total square feet (SF), with a ground floor building 

footprint of 3,492 SF.  Initially, an 8,000 SF building was proposed with a 3,500 SF 

footprint (a reduction of 266 SF and 8 SF, respectively).  

Building 2 is proposed to have a 2-story side-facing gable roof with a gabled ell along 

Bridge Street.  A 2.5-story projection is located at the southwestern corner under a 

gabled roof facing Calhoun Street.  The structure features a two-story porch along 

Calhoun Street under a shed roof with a colonnade below.  It also features a 

cantilevered balcony supported by brackets beginning on the corner projection facing 

Calhoun Street and wrapping around the Bridge Street side. There are two balconies 

on the East (rear) Elevation with a brick chimney near the interior corner of the ell.   

The proposed building attempts to reflect the vernacular characteristics of Bluffton 

by integrating a variety of typical architectural forms and features such as gable and 

shed roofs, residential balconies over first floor colonnades and traditional 

fenestration patterns.  The building incorporates materials used throughout Old Town 

Bluffton Historic District, including metal roofs, horizontal hardi-siding, operable 

shutters, hardi-shingle and brick columns.  

Modifications not identified in the Narrative include: 1) East Elevation: wider spacing 

of the columns on the second story balcony; 2) East Elevation: the appearance of 

four louvered panels instead of three to screen the area underneath the second story 

balcony; 3) North Elevation: The addition of a window at the ground level with an 

awning; 4) North Elevation: the addition of a double door instead of a single door; 5) 

South Elevation (Bridge Street): The addition of a window at the ground level; and, 

6) South Elevation (Bridge Street): The addition of a column at ground level. 

 

REVIEW CRITERIA & ANALYSIS:  UDO Section 3.18.(Certificate of Appropriateness – 

Historic District) describes the procedures and standards to facilitate the review of 
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new construction within the Old Town Bluffton Historic District. The objectives in UDO 

Sec. 3.18.1 (Intent), in addition to the applicable review criteria in Sec. 3.18.3 

(Application Review Criteria) must be considered by Town Staff and the Historic 

Preservation Commission. Findings are based on a review of the most recent plans 

provided by the Applicant dated August 17, 2020. 

I. 3.18.1 Intent 

A. Maintenance of education, cultural and general welfare of the public 

through preservation, protection and enhancement of the old, historic, 

and/or architecturally significant structures and areas in the Old Town 

Bluffton Historic District. 

B. Maintenance of historic structures as visible reminders of the history and 

cultural heritage of the Town of Bluffton as well as the Lowcountry region 

in accordance with the standards set forth in the Secretary of the Interior’s 

Standards for Rehabilitation and Guidelines for Rehabilitating Historic 

Buildings; and 

C. Ensure that proposed activities foster the development of quality and 

innovative designs that respect and complement the eclectic character of 

the Old Town Bluffton Historic District [emphasis added]. 

II. 3.18.3 Application Review Criteria  

 The following criteria must be considered by the HPC in assessing an 

application for a COFA – HD. Town Staff has reviewed the Application and 

provided the following findings.  

A. Section 3.18.3.B.  Consistency with the principles set forth in the Old Town 
Master Plan.  
 

As noted in the Master Plan “The Town strives to achieve economic vitality 

through development and redevelopment while ensuring that Bluffton’s 

community character and historical heritage are preserved. Given recent 

growth and development pressures in the Town and region, the Old Town 

Master Plan is intended to provide a blueprint for future infill development in 

Old Town that reflects the eclectic character of the area and a sustainable 

pattern of settlement.”  The Master Plan further states that it is a guide for the 

“long-term evolution” of Old Town Bluffton. 

Key sections from the Old Town Master Plan are provided below, followed by 

findings relative to Building 2, which are supported by analysis provided further 

in this report. 

1. The Old Town Master Plan states that, “The built environment, in 
particular the historic structures scattered throughout Old Town, should 
be protected and enhanced.  While it is of great importance to save and 

restore historic structures, it is just as important to add to the built 
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environment in a way that makes Old Town more complete [emphasis 
added].”  

   
2.  “The natural and physical characteristics of Old Town are what make 

Bluffton special. Residents treasure the quality of life and community 

character of everyday life in Old Town. As Old Town continues to grow 

and evolve, it is crucial to preserve and protect the legacy that so many 

Blufftonians treasure. What the Town does now will [a]ffect generations 

of Bluffton residents for years to come [emphasis added].”  

 

3. To nurture memorable streets, “Every street in Old Town is important. 

Within the network of streets, there are certain streets that should be 

showcased, protected, and thought about with even more care. These 

streets include Calhoun Street, Boundary Street, May River Road, Bridge 

Street, Wharf Street, and Pritchard Street. Each street is identified as a 

signature connection within Old Town. These streets should receive 

priority in regards to investment and a careful examination of the rules 

[emphasis added].” 

 

4. The Old Town Master Plan initiatives led to the adoption of a form-based 
code.  A form-based code prioritizes building form and its relationship 

to the public realm and nearby buildings through mass, scale and high-
quality, human-scale materials. Adherence to the standards in Article 5 
of the UDO helps to ensure that new development will be harmonious 

with existing development and development patterns within Old Town 
Bluffton Historic District [emphasis added]. 

 

5. “Your trees, your river, and the character of your town, given off by your 

beautiful historic buildings and the new ones that relate to them, is 

actually the franchise - the key to your economy. Your environment is 

your economy. Decisions made now, and in the future, should be driven 

by preservation and protection. It is good for maintaining the 

community character and quality of life that makes Old Town what it is 

today, and it contributes to the economic success and stability of the 

Town [emphasis added].”  

 
Findings. By utilizing materials and fenestration drawn from the Bluffton 

vernacular, the building is designed to be sympathetic to the 

architectural character of neighboring structures, including nearby 

Heyward House and its outbuildings. Its addition to the architectural 

diorama of Old Town will both protect the integrity of the existing 

historic structures and enhance the neighborhood by adding 

architectural variety.  

However, to ensure “completeness,” the building’s design, especially its 

mass and scale, must be guided by its surroundings in addition to the 
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standards for the NCE-HD zoning district. Although the building design 

introduces the smaller distinct masses with separate rooflines, the 

massing and scale of the structure, together the lack of articulation 

along a portion of the Bridge Street elevation and the ground floor on 

the North Elevation suggests a building that is not in harmony with its 

surroundings.   

To comply with the Old Town Master Plan, it is critical that general 

principles of urban design (particularly massing, scale and height) are 
contextually appropriate, even if the standards for district and building 

type may be more permissive. A form-base code emphasizes the 
relationship between a building and its surroundings, which vary by 
street and even street sections. While new development is desired and 

good for the Town and its residents, it must be integrated into the Old 
Town Bluffton’s existing development fabric rather than stand apart 

from it. And while the mass and scale of Building 2 is proportionate to 
Buildings 1 and 3, also proposed by the Applicant and reviewed as 
separate COFAs, it is disproportionate in size with surrounding 

development and non-civic buildings in Old Town Bluffton outside of the 
Neighborhood Core-HD District. Approval of the current design of 

Building 2 could be precedent-setting and could encourage similar 
unharmonious development in Old Town. 
 

B. Section 3.18.3.C. The application must be in conformance with applicable 
provisions provided in Article 5, Design Standards. 

 

As indicated in UDO Sec. 5.15.1 (Old Town Bluffton Historic District Intent), 

the Old Town Bluffton Master Plan (Master Plan) is intended to provide 

guidance for infill development based on “basic urban design and policy 

principles.” The UDO reflects the Master Plan and is intended to set forth a 

framework for future development. It is not intended to discourage 

creativity or force the replication of historic models.   

Compliance with Sec. 5.15.5 (General Standards) and Sec. 5.15.6 

(Architectural Standards) is required for a COFA-HD application, and it is 
the charge of the HPC to assess the interpretation of the applicable 
standards of these sections as they pertain to this COFA-HD application. 

Sec. 5.15.5 (General Standards) includes the dimensional requirements for 
each permitted building type within each of the five Old Town Bluffton 

Historic District zoning districts. Additionally, this section includes general 
standards that apply to all building types regardless of zoning district, which 
includes but is not limited to height, mass and scale. 

 
The Applicant’s Narrative indicates that Building 2 is an “Additional Building 

Type with a Main Street Building Typology.” As shown in the below table, 
Building 2 is consistent the characteristics of a Main Street Building Type.  
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1. Sec. 5.15.5.B (General Standards, Lot/Dimensional Requirements of the 
Neighborhood Center Historic District) 
As stated in the introduction paragraph to Sec. 5.15.5, “[t]he existing 

or proposed building type shall determine the applicable lot standards.”  
The Applicant proposes use of certain dimensional requirements that are 

intended for Additional Building Types, thus the Applicant’s designation 
of the building as an “Additional Building Type with a Main Street 
Building Typology.” A comparison of the required Additional Building 

Type standards and those proposed for Building 2 are provided in the 
below table. 

 
Additional Building Type Lot/Dimensional Standards for the NCE-HD 

District 

UDO Sec. 5.15.8.B.  

Standard Required Building 2 as Proposed 

Front Build-to Zone 
0 - 25’ ft 

Calhoun Street: Complies 

Bridge Street: Complies 

Lot Width 
30 – 100 ft 

Calhoun Street: 86.7 ft 

Bridge Street: 88.1 ft 

Frontage 

Requirement 

Determined by 

UDO 

Administrator 

Calhoun Street: 70% provided 

Bridge Street:82% provided 

Rear Setback  

(from rear property 

line) 
25 ft 

The yards along the eastern and 

northern elevation are treated as 

side yards because of the corner 

lot location. 

Side Setback  

(from side property 

line) 

5 ft 

 

8 ft 

 

Height 

 (in stories) 
1– 2.5 2.5 

Main Street Building Characteristics  

UDO Sec. 5.15.8.A. Building 1 as Proposed 

General: Detached Mixed Use Building Detached Mixed Use 

Size Range: 2,000 – 8,000 SF 7,734 SF 

(Initial Submission: 8,000 SF) 
 

Maximum Footprint (not including 

porches): 3,500 SF 

3,492 SF 

(Initial Submission: 3,500 SF) 
 

Height: 2 – 3 stories 2-2.5 stories 

 

Note/Other 

• A shopfront building 

• Retail/office space on ground floor 

• Office/living space on upper levels 

• Must have an arcade, colonnade, 

marquee or awning along the front 

façade (arcades, colonnades are 

preferred) 

• Designed as shopfront (Calhoun 

Street-full; Bridge Street-partial) 

• Ground floor restaurant proposed 

• Upper story residential proposed 

• Colonnade on Calhoun St 

elevation  
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 Findings. The Plan shows compliance with the lot and dimensional 
requirements for the Additional Building Type; however, the Bridge 

Street frontage is shown as a side yard rather than a secondary frontage 
because it is a corner lot. The elevation shows that a portion this façade, 

closest to Calhoun Street, is treated as a shopfront while the remainder 
transitions to “the more residential detailing” although the building is 
not adjacent to a residential use, is directly across Bridge Street from a 

mixed-use building with a shopfront the entirety of its ground floor, and 
would be adjacent to an 80-foot long mixed-use building that is 

proposed to its east (i.e., Building 3). The HPC must determine if the 
frontage provided is appropriate. 

 

2. Sec. 5.15.5.F (General Standards) 
 

Certain fundamental urban design principles, as indicated in Sec. 
5.15.5.F. are required regardless of building type. These principles serve 
as the foundation for the lot and building dimensional standards required 

for the various building types within each of Old Town Bluffton’s zoning 
districts. In that respect, the principles and dimensional standards must 

be considered in conjunction with each other. Except for the following, 
compliance with the principles has been shown: 

 
i. Height. 

 

Per 5.15.5.F.1.a., building heights and widths shall be visually 
similar to those in the neighboring vicinity [emphasis added].  

 
The Applicant revised the ridge height of the gable facing Calhoun 
Street since the last HPC meeting, as requested, to be within two 

(2) feet of the Moonlit Lullaby building. Previously, the ridge height 
was 39 ft for this gable; it is now 35.9 ft (Moonlit Lullaby is 33.9 ft). 

The ridge height of the side-facing gable has not changed and 
remains at 33.9 feet. The building width has not changed since the 
last meeting: it is 60.6 ft along the Calhoun Street frontage, and 

71.6 ft along the Bridge Street frontage. 
 

Heights within the neighboring vicinity are 1-2 stories, which is 
typical of Old Town Bluffton south of May River Road. The tallest 
building within closest proximity is 55 Bridge Street (Moonlit 

Lullaby), a mixed-used building at the southeast corner of Calhoun 
and Bridge Streets that is 33’9” feet at the ridge. Along its Bridge 

Street frontage, this building is 50 ft wide; along the Calhoun Street 
frontage it is 30 ft wide. 
 

Directly across these buildings on Calhoun Street is Seven Oaks, a 
historic building that is two (2) stories in height (height in feet is not 

known) and ±54 feet in length. The May River Montessori School at 
the northwest corner of Bridge and Calhoun Streets is 1-2 stories; 
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along Calhoun Street, the front façade is modulated to break up the 
expanse of the length (±85 feet) into smaller components. Although 

the school was developed before the adoption of the UDO, it must 
be noted that civic and religious buildings are their own building 

types and have specific design requirements per UDO Secs. 
5.5.15.N. and O. and are not necessarily the most appropriate 
comparison with regards to height, mass and scale as these 

buildings are intended to be “monumental” and “should enhance the 
public realm, rather than take away from it.” Because of their unique 

character, review is done on a case-by-case basis with an emphasis 
on placement, scale/height and materials/details.   
 

A 1960s one-story single- family home and two-story carriage house 
at 57 Calhoun Street are located across Green Street, and the two-

story Heyward House and two one-story outbuildings are located on 
the adjacent lot to the east. 
 

In the Narrative, the Applicant states that the building height was 
reduced to be similar to other buildings in the NCE-HD district, 

including a new building at 14 Church Street (which is nearly 3,000 
sf less than Building 2). The Fripp-Lowden House (c. 1834) at 48 

Bridge Street is cited as a tall building, which is three (3) stories; 
however, this building height is nonconforming to the NCE-HD 
district and is an anomaly for the area south of May River Road.  

 
Heights and building widths for other selected mixed-used buildings 

within the NCE-HD district, and for the building housing Moonlit 
Lullaby, include the following: 
 

Address & Name Height 

(Stories) 

Building Width  

(Lot Width) 

Year Built 

71 Calhoun St 

Proposed Bldg 2  
2.5 

Calhoun: 60.6 ft  

(86.7 ft) 

Bridge: 71.6 ft  

(88 ft) 

Proposed 

71 Calhoun St 

Proposed Bldg 1  
2.5 

79.4 ft  

(95 ft) 
Proposed 

71 Calhoun St 

Proposed Bldg 3 
2.5 

80 ft  

(95 ft) 
Proposed 

55 Bridge 

Moonlit Lullaby 
2 

±50 ft (Bridge) 

(±207 ft) 

±30 ft (Calhoun) 

(78 ft) 

2019 

20 Calhoun St 

Planter’s Mercantile 
2 

±45 ft 

(±87 ft) 
1890 

40 Calhoun St 

Stonewall Cottage 
2 

±38 ft  

(± 106 ft) [1] 
2008 

55 Calhoun St 

The Pearl 
2 

49 ft  

(± 82 ft) 
2005 

14 Church St 2.5 44 ft   2020 
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(±60 ft) 

16 Church Street 
2.5 

44 ft 

(±65 ft) 

Not yet 

constructed 

 
[1] Four primary buildings share the same lot; two have shared building 

frontage on Calhoun Street. 

 

For an additional comparison with other buildings, Attachment 9 
provides the height and square footage of other buildings in the 

vicinity. 
 
Finding. At 2.5 stories, Building 2 would be the taller than all 

buildings on adjacent blocks with the exception of the Moonlit Lullaby 
Building, which has a building width of 50 feet on Bridge and 30 feet 

on Calhoun. In comparison, Building 2 is approximately 72 feet along 
Bridge and 61 feet on Calhoun. These widths are atypical for mixed 
use buildings in the NCE-HD district. While height could be 

considered appropriate for Old Town, the length of the street 
elevations together with the proposed height suggests a building 

that is incompatible with the objectives of the Old Town Master Plan. 
 

ii. Building Form, Massing and Scale 

 
Sec. 5.15.5.F.2.a. indicates that building mass must have a simple 

composition of basic building forms that follow a clear hierarchy. 
Perceived height and mass of large buildings, as stated in Sec. 
5.15.5.F.2.c., can be reduced by dividing the building the into 

smaller scale components. Additionally, Sec. 5.15.5.F.2.d., states 
that simple offsets help to articulate the overall building massing to 

further reduce the perception of mass and scale. 
 
At 7,734 SF, Building 2 would be one of the largest non-civic or 

religious buildings in Old Town Bluffton south of May River Road. The 
square footage and building footprints for other selected mixed-used 

buildings within the NCE-HD district, and for the building housing 
Moonlit Lullaby, include the following: 
 

Address & Name of 

Existing or Proposed 

Buildings 

Overall 

Square 

Footage (±) 

Building Footprint 

Square Footage 

(±) 

 

71 Calhoun St 

Bldg 2 (Proposed) 
7,734 sf 3,492 sf 

71 Calhoun St 

Bldg 1 (Proposed) 
7,500 sf 3,350 sf 

71 Calhoun St 

Bldg 3 (Proposed) 
7,625 sf 3,285 sf 

55 Bridge St 

Moonlit Lullaby 
3,420 sf 1,710 sf 
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The nearest building closest in square footage to Building 2 is the 
May River Day Care at 60 Calhoun Street with 7,068 sf. A related 

school building at 62 Calhoun Street is 3,224 sf and has ±85 feet of 
building frontage along Calhoun Street. A modulated design breaks 
up the wall expanse into smaller components. Although developed 

before the adoption of the UDO, it must be noted that civic and 
religious buildings are their own building types and have specific 

design requirements per UDO Secs. 5.5.15.N. and O and are not 
necessarily the most appropriate comparison with regards to mass 

and scale as these buildings are intended to be “monumental” and 
“should enhance the public realm, rather than take away from it.” 
Because of their unique character, review is done on a case-by-case 

basis with an emphasis on placement, scale/height and 
materials/details.   

 
Finding. The scale of the Building 2 is atypical of a mixed-use 
building in the heart of Old Town Bluffton. Additionally, the limited 

articulation on the eastern half of the Bridge Street façade on the 
ground floor and second story does not reduce the perception of the 

building’s mass.  
 

iii. Architectural Elements and Projections 

  
 Sec. 5.15.5.F.3.a. requires that buildings “incorporate interruptions 

and variety into the wall plane to create interest and variety at the 
streetscape while maintaining a consistent architectural style and 
connection to its surroundings. Examples include offsets, recessed 

entrances, arcades, awning and canopies, bay windows, roof 
overhangs, expression lines, shadow lines, porches and balconies.” 

 
As required of a shopfront building, a partial colonnade has been 
added to the primary façade and second floor balconies are provided 

on all building elevations.  
 

20 Calhoun St 

Planter’s Mercantile 
3,816 sf 2,156 sf 

40 Calhoun St 

Stonewall Cottage 

(Bldg 1) 

4,360 sf 2,315 sf 

55 Calhoun St 

The Pearl 
3,060 sf 2,124 sf 

14 Church St 

 
4,745 sf 1,892 sf 

16 Church St 

(Proposed) 

 

5,015 sf 1,892 sf 
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Finding: Overall, the building design meets this objective, but some 
details architectural details require refinement, which are discussed 

in II.B.4. 
 

3. Sec. 5.15.6 (Architectural Standards) 
 
 As stated in the introduction paragraph to Sec. 5.15.6, the primary goal of 

architectural standards is authenticity to “encourage Bluffton vernacular 
architecture and construction which is straightforward and functional, and 

which draws its ornament and variety from the traditional assembly of 
genuine materials.” Town Staff has reviewed the revised plans for 
compliance with the applicable requirements for architectural standards. 

Except for the following applicable standards, compliance with Sec. 5.15.6 
has been demonstrated: 

 
i. Sec. 5.15.6.E. (Architectural Standards, Special Building 

Elements and Appurtenances) 

 
 Findings:  

 
• Sec. 5.15.6.E.3(Colonnades/Arcades): The length of the 

colonnade must be 75-100% of the building frontage. The 
colonnade is ±59% of the Calhoun Street building frontage. 
The HPC must determine if this deviation is appropriate. 

 
• Sec. 5.15.6.E.7 (Dormers): The width and height of a dormer 

in relation to the scale of structure must be considered. A third 
set of windows should be added to be consistent with Sec. 
5.15.6.E.7.e. (i.e., windows should occupy the majority of the 

dormer’s surface area).  
 

ii. Sec. 5.15.6.H. (Architectural Standards, Columns, Arches, Piers, 
Railings and Balustrades) 
 

Findings:   
 

• The ground floor square columns on the Calhoun Street 
frontage have been changed from brick to wood posts on brick 
bases. Additionally, double posts have been provided at the 

edges of the colonnade and second story porch. This complies 
with the UDO, but simple trim at the base and, perhaps, the 

capitol should be considered. 
 

• A window with a wood awning has been added to the North 

elevation. The awning should be lowered in relation to the 
window with open rafter tails incorporated into the awning 

to match the rest of the building. 
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iii. Sec. 5.15.6.J. (Architectural Standards, Roofs and Gutters) 

 
Finding:  If gutters are to be provided, only copper, galvanized 
steel or aluminum (14-18 gauge) material is permitted. 

Downspouts must match gutters in material and finish. If they 
are to be provided in the future, they would be reviewed through 

the Site Feature – HD process. 
 
iv. Sec. 5.15.6.K. (Architectural Standards, Garden Walls, Fences 

and Hedges) 
 

Findings:   
• The maximum fence height is six (6) feet. A screening fence 

of nine (9) feet in height is proposed on the East Elevation. A 

deviation is requested to allow a vent hood to be screened at 
nine (9) feet. If approved by the HPC but the vent hood must 

be moved elsewhere, this fence height should be reviewed 
again. 

 
• It is unclear why a fence is proposed at the Bridge Street 

Elevation. Provide information and fence details that show 

consistency with 5.15.6.K.2.a. (i.e., front yard walls or fences 
shall not be taller than 42 inches and must be a permitted 

finish material and configuration). 
 

• Garden walls in rear and side yards may be wood, wrought 

iron, brick, stone, concrete masonry units with Stucco, 

reinforced concrete with stucco, or wood posts with “Hog wire” 

infill and a board rail on top.  They must be a minimum of 36 

inches in height and no taller than six (6) feet.  The site plan 

and landscape plan show a seating area on the north side of 

the building; however, no additional details were provided on 

the materials or configuration.   Additional information must 

be submitted for review, or a separate Site Feature-HD permit 

applied for prior to the seating area’s completion. 

 

v. Sec. 5.15.6.M. (Shutters) 
 
Finding:  Per Sec. 5.15.6.M.1.b. and d., shutters must be hinged 
and operable. There are two “windows” at the ground level of 
Bridge Street elevation that do not have operable shutters. The 

HPC must determine if they are acceptable. If allowed by the 
HPC, hinges and shutter dogs must be provided to give the 

appearance of operable shutters per Sec. 5.15.6.M.1.b. and d. 
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vi. Sec. 5.15.6.P. (Architectural Standards, Cornice, Soffit and 
Frieze) 

 
Finding:  Reconsider the profile of the brackets, which appear as 

square cut timbers lacking in detail. Consider corner chamfers as 
provided in exposed rafter tails to tie details together.  

 

C. Section 3.18.3.D. The nature and character of the surrounding area and 
consistency of the structure with the harmony of the surrounding 

neighborhood. 
 

Finding.  The perception of the mass and scale of Building 2 has not be 

altered considerably although height of the front-facing gable has been 

reduced from 39 feet to 35.9 feet. At 2.5-story corner building that is 

roughly 61 feet and 72 feet along its street frontages is inconsistent with 

the scale of other buildings in the immediate vicinity and the NCE-HD 

District. 

Sec. 5.15.5.F.2.c. and d. (General Standards, Building Form Massing and 

Scale). Specifically, the design should “[i]ncorporate elements that give the 

building perceptible scale.” The incorporation of smaller scale components 

can reduce the perception of mass. As previously stated, there are a variety 

of treatments that could be incorporated that could alter this perception. 

The NCE-HD district is where the greatest range of traditional building types 
are expected and encouraged to be compatible with the surrounding built 

environment and neighboring buildings to maintain the character and 
integrity of the district.  The reduction of the building footprint in 
combination with compliance with the general and architectural standards 

could result in a more compatible building that is in keeping with the Old 
Town’s character.  

 

D. Section 3.18.3.F.  The historic, architectural, and aesthetic features of the 
structure including the extent to which its alteration or removal would be 

detrimental to the public interest. 
 

Finding.  As new construction is proposed, alteration or removal of building 

features will not occur; however, its architectural and aesthetic features are in 

the public interest, which was manifested in the Old Town Bluffton Master Plan.  

As new construction is infill development, it must comply with the purpose and 

intent of the Neighborhood Center Historic District (Sec. 4.2.11.B), which 

states that the continued reuse of historic structures will help to create a 

complete mixed-use environment and that careful infill development that will 

respect existing buildings with regards to building placement, massing and 

scale is both expected and encouraged [emphasis added]. 
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E. Section 3.18.3.H.  The application must comply with applicable requirements 
in the Applications Manual.  

 
Finding.   As the work proposed in the scope of this project exceeds the 

currently approved Development Plan, a decision on the Development Plan 

Amendment (DP-11-17-011473) will be forthcoming as the Development Plan 

could change based on the outcome of this COFA. A Development Plan must 

be approved in advance of this application’s final approval.  Applicable 

elements of an approved COFA-HD must be shown on the Development Plan.  

Additionally, a Subdivision Plan reflecting the proposed lot lines must be 

submitted, reviewed and approved prior to issuance of this Certificate of 

Appropriateness-HD. 

Signage is not included in this request; a Site Feature – HD permit is required 

for any proposed signage at this location. 

 

STAFF RECOMMENDATION:   

It is the charge of the HPC to assess and interpret the standards and guidelines set 

forth in the UDO as they pertain to applications using the review criteria established 

in the UDO and to take appropriate action as granted by the powers and duties set 

forth in Section 2.2.6.E.2.  The HPC has the authority to take the following actions 

with respect to this application: 

1. Approve the application as submitted by the Applicant; 

2. Approve the application with conditions; or 
3. Deny the application as submitted by the applicant. 

The HPC motion from the August 5 meeting included the following: 1) Address items 

indicated in the staff report; 2) simplify the front façade and the front story columns; 

3) modify the upper floor shutter to match other shutters; 4) revise the fence height 

in the rear service area; and, 5) show a root preservation system for the large oak 

on the Landscape Plan. 

1. Some comments have not been adequately addressed, such as changing the 

perception of the mass and scale of the building. The section that follows 

includes those comments. 

 

2. The columns on the Calhoun Street façade have been changed from brick 

columns to wood posts, and double posts have been provided at the edges of 

the colonnade and porch.  

 

3. The previous fence height in the service area, nine (9) feet has remained 

unchanged as the Applicant seeks to screen a vent hood. The HPC must 

determine if the maximum permitted height of six (6) feet can be exceeded. 
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4. The mass and scale of Building 2 have not been substantially reduced but 

square footage, building footprint and height could be considered 

proportionate to Buildings 2 and 3. However, all three buildings are 

disproportionate to the mass and scale of other buildings in the surrounding 

area. Building 2 is proposed to have 7,750 SF with a footprint of 3,500 SF and 

a maximum height of 35.9 feet. Building 3 is proposed to have 7,625 SF, a 

footprint of 3,285 SF and a maximum height of 33.9 feet. In comparison 

Building 1 is 7,500 SF with a footprint of 3,350 SF and a maximum height of 

35 feet at the center gable.  

 

5. A revised Landscape Plan will need to address the preservation of the live oak 

on the site, including a “root preservation system.” 

 

Additionally, for the application to be advanced, Town Staff has determined that the 

following items must be satisfactorily addressed. 

1. Provide revised plans and elevations that reflect changes that may be required 

by the HPC. 

 

2. Per Section 5.15.5.F.2.d General Standards, Building Form Massing and Scale, 
long unarticulated masses shall be avoided.  As an example, simple offsets and 

increased transparency of the Bridge Street Elevation and North Elevation can 
articulate the overall building massing and help to reduce the perception of 

mass and scale.  Reducing the footprint and size of the building would also 
reduce the mass and scale. 
 

3. Per Section 4.2.11.B Neighborhood Center Historic District, the continued 
reuse of historic structures will help to create a complete mixed-use 

environment and careful infill development that will respect the existing 
buildings with regards to building placement, massing and scale. The NCE-HD 

district is a place where the greatest range of traditional building types are 
expected and encouraged. Based on non-compliance with the criteria listed 
above, reduction of the mass and scale of the building would be more 

compatible with the surrounding built environment and neighboring buildings 
and allow the character and integrity of the district to be maintained.  This 

could be met by reducing the overall height, footprint and size of the buildings, 
which may result in additional buildings. 
 

4. Sec. 5.15.6.E.3(Colonnades/Arcades): The HPC must determine if the 
percentage of colonnade provided on the Calhoun Street elevation (59%) is an 
appropriate reduction from the 75-100% requirement. 

 

5. Sec. 5.15.6.E.7 (Dormers): A third set of windows must be added to be 
consistent with Sec. 5.15.6.E.7.e. (i.e., windows should occupy the majority 

of the dormer’s surface area).  
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6. Sec. 5.15.6.H.(Columns, Arches, Piers, Railings, Balustrades): 

Provide end cut profiles or corner chamfers instead of square cut timbers for 

the brackets 
 

7. Sec. 5.15.6.I.(Windows and Doors): 

 
a. The ground floor picture window on the Green Street elevation should 

be three matching double-hung windows as the scale and proportion is 
visually incongruous with the building’s fenestration. 

 

b. For the added window on the North Elevation, the awning should be 
lowered in relation to the window with open rafter tails incorporated 

into the awning to match the rest of the building. 
 

8. Sec. 5.15.6.J.(Roofs and Gutters): 

 

If gutters are to be provided, only copper, galvanized steel or aluminum (14-
18 gauge) material is permitted. Downspouts must match gutters in material 

and finish. If they are to be provided in the future, they would be reviewed 
through the Site Feature – HD process. 

 
9. Sec. 5.15.6.K.(Garden Walls, Fences and Hedges): 

 

a. The maximum fence height is six (6) feet. A screening fence of nine (9) 
feet in height is proposed on the East Elevation. A deviation is requested 
to allow a vent hood to be screened at nine (9) feet. If approved by the 

HPC but the vent hood must be moved elsewhere, this fence height should 
be reviewed again 

 
b. Provide information and fence details that show consistency with 

5.15.6.K.2.a. (i.e., front yard walls or fences shall not be taller than 42 

inches and must be a permitted finish material and configuration). 
 

c. Garden walls in rear and side yards may be wood, wrought iron, brick, 

stone, concrete masonry units with Stucco, reinforced concrete with 

stucco, or wood posts with “Hog wire” infill and a board rail on top.  They 

must be a minimum of 36 inches in height and no taller than six (6) feet.  

The site plan and landscape plan show a seating area on the north side of 

the building; however, no additional details were provided on the 

materials or configuration.   Additional information must be submitted for 

review, or a separate Site Feature-HD permit applied for prior to the 

seating area’s completion. 

10.   Sec. 5.15.6.M. (Shutters): Shutters must be hinged and operable. The HPC 

must determine if two non-operable windows on the Bridge Street elevation  

are acceptable. If allowed, hinges and shutter dogs must be provided to give 

the appearance of operable shutters per Sec. 5.15.6.M.1.b. and d. 
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11.Sec. 5.15.6.P.(Cornice, Soffit and Frieze): Provide rafter tails on lower level 

canopies to match the eaves on the building. 

 

In addition to the above conditions specific to the COFA-HD, the following shall 

also be required: 

1. Per UDO Section 3.10, the Development Plan for the parcel that includes 
Buildings 1, 2 and 3 must be resubmitted and approved prior to the issuance 

of a COFA-HD for Building 2. The Development Plan shall be consistent with 
the approved COFA-HD and address all comments provided by the 

Development Review Committee. 
 
2. Per UDO Section 3.11, a Subdivision Application must be submitted, reviewed, 

approved and recorded prior to the issuance of a COFA-HD for Building 2. 
 

3. Per UDO Sec. 3.19, a Site Feature – HD permit is required for any proposed 
signage for the location of Building 2. 

 

 
 

ATTACHMENTS: 

1. Location Map 
2. Zoning Map 

3. Project Summary Narrative 
4. Site Photos  

5. Application 
6. Site Plan & Elevations 
7. Landscape Plans 

8. Perspectives  
9. Building Comparison Table 

10.Elevation Comparison 
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August 17, 2020 

 

 

 

Katie Peterson, Senior Planner 

Town of Bluffton 

20 Bridge Street 

P.O. Box 386 

Bluffton, SC 29910 

 

 

Project: 71 Calhoun Street 

 

Re: Project Summary Narrative 

 

 

Please find the documents enclosed for this re-submission to the HPC for Final Review. The enclosed contains 

revised design documents based upon the HPC meeting on August 5, 2020.  All three buildings have been revised 

based upon the specific feedback at the HPC meeting, which has resulted in additional reduction of mass and 

scale.  The footprint and square footage have been modified slightly but generally have been maintained from 

the previous final HPC meeting, where action was tabled.  Additional data points have been added to the building 

summaries below.  Each building typology is outlined as: 

 

 

Building 1 Summary: 

 

District: Neighborhood Center Historic District (NCE-HD) 

Use: Mixed-Use Commercial (Retail/Office) and Residential 

Building Type: Additional Building Type with Main Street Building Typology 

Height: 2 ½ stories 

Front Build-to Zone: 0’-10’  

Lot Width: 95’ 

Rear Setback: 25’ 

Side Setbacks: 5’  

Square Footage: 

 3,350SF - 1
st
 Floor  

 3,330 SF - 2
nd

 Floor  

    820 SF - Loft  

 7,500 SF - Total:  

Floor to Floor Heights: 

 First to Second – 12’-0” 

 Second to Loft – 10’-0” 

Main Ridge Height – 32’-2” 

Max Ridge Height – 35’-9” (cross gable) 

Average Ridge Height – 33’-3” 

Special Building Elements and Appurtenances: Colonnade and Awning 

Materials: Painted cementitious Siding and Cherokee Moss Town Brick 

Railings: Painted Wood 

Roof: Standing seam metal roof 

Columns: Painted wood 

Shopfront: Along Calhoun St and a limited amount along Green St (modulation request to maintain a 

more residential character along Green St – additional building type) – 80% along Calhoun St. 

 

  



 

HPC Review Comments / Responses: 

1. Comment: Increase the building transparency along Calhoun St to a minimum of 75%.  

Response: The building transparency along Calhoun St has been increased to meeting the 

shopfront criteria.  Eighty percent (80%) of the first floor to ceiling is glazing along Calhoun St.  

2. Comment: Reduce the scale and mass of the building to make it more proportional with 

Buildings 2 and 3  Response: The overall building height and ridge height have been reduce 

to an average ridge height of 33’-3”  The main ridge height is set near the Moonlight Lullaby 

ridge at 33’-9”.  The center cross gable is set at 35’-9”, the same as Building #2.      

3. Comment: Calhoun St is a more commercial oriented thoroughfare.  Response: The detailing 

along Calhoun ST has been adjusted slightly to provide a more commercial presence to the 

building at the first floor. 

 

 

Staff Report Comments / Responses: 

1. Acknowledged - The DRC submission was submitted to the Town of Bluffton on 5/12/2020 

2. Acknowledged - A subdivision plat was submitted with the DRC application 

3. Acknowledged – A HD permit will be submitted for any proposed signage  

4. The side setback for an additional building type is 5’.  However, the building has been adjusted 

to accommodate an 8’ side setback on both sides. 

5. The transparency of the Calhoun St façade has been increased to 80% on the first floor to 

ceiling. The applicant has requested a deviation for the Green St façade due to its more 

residential context.  However, some additional glazing has been added at the corner of 

Calhoun and Green.  The result is an additional building type. 

6. As noted during the HPC review, the facades are not “unarticulated.”  Simple offsets are, and 

have been, present in the design.  The building area was reduced, and the overall height was 

reduced to be similar in height to other buildings in the district.  In comparison to the recently 

approved building on Church St, which has a similar ridge height.  The main ridge height is 

the same as Moonlight Lullaby.   

7. As described, this district provides the greatest range of traditional building types that are 

expected and encouraged.  They have a smaller footprint than May River Montessori, but a 

similar square footage.  The building is comparable in height to Moonlight Lullaby, even 

though it is in a different district.  It is 2.5 stories for approximately 800 SF of the building, 

while a majority of the building is 2 stories.  There are numerous buildings of similar height 

(and even higher) in this zoning district.  The Fripp House is three (3) stories.   

8. The design and details are respectful of the neighboring properties.   

 

 

Additional Modifications: 

1. Balconies were added on the rear of the building to provide additional detail and character. 

2. Shopfront windows were added on the Green St elevation. 

 

Building 2 Summary: 

 

District: Neighborhood Center Historic District (NCE-HD) 

Use: Mixed-Use Commercial (Restaurant) and Residential 

Building Type: Additional Building Type with Main Street Building Typology 

Height: 2 ½ stories 

Front Build-to Zone: 0’-10’ 

Lot Width: 89’ 

Rear Setback: Varies 

Side Setbacks: 8’ 

Square Footage: 

 3,500 SF - 1
st
 Floor  

 3,225 SF - 2
nd

 Floor  

  1,025 SF - Loft  

 7,750 SF - Total:  



 

Floor to Floor Heights: 

 First to Second – 14’-0” 

 Second to Loft – 10’-0” 

Main Ridge Height – 33’-9” (Calhoun St) 

Max Ridge Height – 35’-9”  

Average Ridge Height – 34’-4” 

Special Building Elements and Appurtenances: Colonnade and Awning 

Materials: Painted cementitious Siding and Cherokee Moss Town Brick 

Railings: Painted Wood 

Roof: Standing seam metal roof 

Columns: Painted wood 

Shopfront: Along Calhoun St and Bridge St (partially).  - 81% along Calhoun St. 

 

HPC Review Comments / Responses: 

1. Comment: Adjust the ridge height of the corner gable to within 2ft of Moonlight Lullaby, 

which is 33’-9” per the drawings on file.  Response: The corner gable has been reduced to 

35’-9”.  The majority of the building is 2 stories with a main ridge height of 33’-9” along 

Calhoun St.   

2. Comment: Simplify the front columns.  Response: The brick columns have been removed 

and replaced with simpler wood columns on a brick plinth 

3. Comment: The gable end shutter should match the other shutters.  Response: The shutter 

has been modified to match the other shutters on the building. 

4. Comment: Define the materials at the shop front corner.  Response: The material is a painted 

cementitious panel material. 

5. Comment: The service screen height is taller than allowed.  Response: During the meeting, 

the commission noted that the taller 9ft service screen was acceptable in order to screen the 

vent hood. 

6. Comment: The large oak tree is a very important site feature Response: The applicant will 

provide an arborist report noting tree care prior to, during, and after construction.   

 

Staff Report Comments / Responses: 

1. Acknowledged - The DRC submission was submitted to the Town of Bluffton on 5/12/2020 

2. Acknowledged - A subdivision plat was submitted with the DRC application 

3. Acknowledged – A HD permit will be submitted for any proposed signage  

4. The shutter on the north elevation has been revised to match the detail of the other building 

shutters. 

5. The siding material on the first floor of the southwestern corner is a painted cementitious siding 

panel 

6. Acknowledged – A HD permit will be submitted for the seating area’s approval  

7. The height of the service screen fence was maintained at 9ft in order to screen the vent hood.  

We are respectfully requesting a deviation from this standard. 

8. The transparency of the Calhoun St façade is 81% on the first floor to ceiling. The applicant 

has requested a deviation for the Bridge St façade due to its more residential context.  

However, the shopfront requirement does exist along the first 30ft of Bridge Street before it 

transitions to the more residential detailing.  The result is an additional building type. 

9. As noted during the HPC review, the facades are not “unarticulated.”  Simple offsets are, and 

have been, present in the design.  The building area was reduced, and the overall height was 

reduced to be similar in height to other buildings in the district.  In comparison to the recently 

approved building on Church St, which has a similar ridge hgt.  The max ridge height is 2ft 

above the Moonlight Lullaby across the street.   

10. As described, this district provides the greatest range of traditional building types that are 

expected and encouraged.  They have a smaller footprint than May River Montessori, but a 

similar square footage.  The building is comparable in height to Moonlight Lullaby, even 

though it is in a different district.  It is 2.5 stories for approximately 1,000 SF of the building, 

while a majority of the building is 2 stories.  There are numerous buildings of similar height 

(and even higher) in this zoning district.  The Fripp House is three (3) stories.   



 

11. The design and details are respectful of the neighboring properties.   

 

Additional Modifications: 

1. A window with bracketed awning was added to the north façade. 

 

 

Building 3 Summary: 

 

District: Neighborhood Center Historic District (NCE-HD) 

Use: Mixed-Use Commercial (Retail/Office) and Residential 

Building Type: Additional Building Type with Main Street Building Typology 

Height: 2 ½ stories 

Front Build-to Zone: 0’-10’ 

Lot Width: 95’ 

Rear Setback: 25’ 

Side Setbacks: 5’ 

Square Footage: 

 3,285 SF - 1
st
 Floor  

 3,070 SF - 2
nd

 Floor  

 1,270 SF - Loft  

 7,625 SF - Total:  

Floor to Floor Heights: 

 First to Second – 12’-0” 

 Second to Loft – 10’-0” 

Main Ridge Height – 32’-0” 

Max Ridge Height – 33’-9”  

Average Ridge Height – 31’-8” 

Special Building Elements and Appurtenances: Colonnade and Awning 

Materials: Painted cementitious Siding and Cherokee Moss Town Brick 

Railings: Painted Wood 

Roof: Standing seam metal roof 

Columns: Painted wood 

Shopfront: A request for a deviation from the Shopfront requirement along Bridge St due to the more 

residential character.  – 53% along Bridge St. 

 

HPC Review Comments / Responses: 

1. Comment: Revise the building height to reduce the scale.  Response: The building height has 

been reduced on the 2 ½ story west gable to be similar to Moonlight Lullaby.  The remaining 

two (2) story portion of the building is substantial reduced in context to other structures in the 

area.  The average ridge height is 31’-8” with the lowest ridge towards the Heyward House at 

25’-6”.  This ridge height of the eastern side of the building is comparable to the Heyward 

House and substantially less that the Fripp House, the two primary residential structures in this 

district along Bridge St.   

2. Comment: The north façade should be more articulated.  Response: The north façade has 

been revised to include bracketed balconies and additional windows.      

 

 

Staff Report Comments / Responses: 

1. Acknowledged - The DRC submission was submitted to the Town of Bluffton on 5/12/2020 

2. Acknowledged - A subdivision plat was submitted with the DRC application 

3. Acknowledged – A HD permit will be submitted for any proposed signage  

4. The side setback for an additional building type is 5’. The building and site plan have been 

adjusted to comply. 

5. The transparency of the Bridge Street façade has been increased on the first floor. The 

percentage is 53%.  However, the applicant has requested a deviation for the Bridge St façade 

due to its more residential context.  The result is an additional building type. 



 

6. As noted during the HPC review, the facades are not “unarticulated.”  Simple offsets are, and 

have been, present in the design.  The building area was reduced, and the overall height was 

reduced to be similar in height to other buildings in the district.  The average ridge height is 

less than Moonlight Lullaby across the street.   

7. As described, this district provides the greatest range of traditional building types that are 

expected and encouraged.  They have a smaller footprint than May River Montessori, but a 

similar square footage.  The building is comparable in height to Moonlight Lullaby, even 

though it is in a different district.  It is 2.5 stories for approximately 1,000 SF of the building, 

while a majority of the building is 2 stories.  The lowest ridge height is comparable to the 

Heyward House.  There are numerous buildings of similar height (and even higher) in this 

zoning district.  The Fripp House is three (3) stories.   

8. The design and details are respectful of the neighboring properties.   

 

 

Additional Modifications: 

1. Balconies were added on the rear of the building to provide additional detail and character. 

2. Additional windows have been added to the first floor on the south elevation to increase the 

transparency slightly. 

 

 

Kind regards, 

 

 

 

James C. Atkins 

Court Atkins Group 
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TOWN OF BLUFFTON 
CERTIFICATE OF APPROPRIATENESS- OLD TOWN BLUFFTON 
HISTORIC DISTRICT (HD) APPLICATION 

Town of Bluffton Certificate of Appropriateness-Historic District Application Last Updated:  4/8/2014 

Growth Management Customer Service Center 
20 Bridge Street 

Bluffton, SC 29910 
(843)706-4522 

www.townofbluffton.sc.gov 
applicationfeedback@townofbluffton.com 

Applicant Property Owner 

Name: Name: 

Phone: Phone: 

Mailing Address: Mailing Address: 

E-mail: E-mail: 

Town Business License # (if applicable): 

Project Information (tax map info available at http://www.townofbluffton.us/gis/) 

Project Name: Conceptual: Final: Amendment: 

Project Location: Application for: 

 New Construction    

      Renovation/Rehabilitation/Addition 

      Relocation or Demolition   

Zoning District: 

Acreage: 

Tax Map Number(s): 

Project Description: 

Minimum Requirements for Submittal 
1. Full sized copies and digital files of the Site Plan(s).  One (1) set for Conceptual, two (2) sets for Final
2. Full sized copies and digital files of the Architectural Plan(s). One (1) set for Conceptual, two (2) sets for Final
3. Project Narrative describing reason for application and compliance with the criteria in Article 3 of the UDO.
5. All information required on the attached Application Checklist.
6. An Application Review Fee as determined by the Town of Bluffton Master Fee Schedule. Checks made payable

to the Town of Bluffton.

Note: A Pre-Application Meeting is required prior to Application submittal. 

Disclaimer: 
The Town of Bluffton assumes no legal or financial liability to the applicant or any 
third party whatsoever by approving the plans associated with this permit. 

I hereby acknowledge by my signature below that the foregoing application is complete and accurate and that I am 
the owner of the subject property.  As applicable, I authorize the subject property to be posted and inspected. 

Property Owner Signature: Date: 

Applicant Signature: Date: 

For Office Use 

Application Number: Date Received:  

Received By:  Date Approved:  
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TOWN OF BLUFFTON 
CERTIFICATE OF APPROPRIATENESS-  

OLD TOWN BLUFFTON HISTORIC DISTRICT (HD) APPLICATION 
PROCESS NARRATIVE 

Town of Bluffton Certificate of Appropriateness- Historic District Application                                                                      Last Updated:  4/8/2014                     

 
The following Process Narrative is intended to provide Applicants with an understanding of the respective application process, 
procedures and Unified Development Ordinance (UDO) requirements for obtaining application approval in the Town of Bluffton.  While 
intended to explain the process, it is not intended to repeal, eliminate or otherwise limit any requirements, regulations or provisions of 
the Town of Bluffton’s UDO. Compliance with these procedures will minimize delays and assure expeditious application review.  
 
Step 1.  Pre-Application Meeting Applicant & Staff 

Prior to the filing of a Certificate of Appropriateness-HD Application, the Applicant is required to consult with the UDO Administrator at 
a Pre-Application Meeting for comments and advice on the appropriate application process and the required procedures, 
specifications, and applicable standards required by the UDO.  

Step 2.  Application Check-In Meeting – Concept Review Submission Applicant & Staff 

Upon receiving input from Staff at the Pre-Application Meeting, the Applicant may submit a Concept Review Submission of the 
Certificate of Appropriateness Application with the required submittal materials during an Application Check-In Meeting where the 
UDO Administrator will review the submission for completeness.  

Step 3.  Review by UDO Administrator and HPC Staff 

If the UDO Administrator determines that the Concept Review Submission of the Certificate of Appropriateness-HD Application is 
complete, it shall be forwarded to the Historic Preservation Review Committee. The Review Committee shall review the application 
and prepare written comment for review with the Applicant. 

Step 4.  Historic Preservation Review Committee  Applicant, Staff & Historic Preservation 
Review Committee 

A public meeting shall be held with the Applicant to the review the Review Committee’s Staff Report and discuss the application. The 
Review Committee shall review the Concept Review Submission for compliance with the criteria and provisions in the UDO. The 
Applicant will be given the opportunity to address comments, if any, and resubmit the application materials to proceed to the Final 
Review Submission.   

Step 5.  Application Check-In Meeting - Final Review Submission Applicant & Staff 

The Applicant shall submit the completed Final Review Submission of the Certificate of Appropriateness Application with the required 
submittal materials during a mandatory Application Check-In Meeting where the UDO Administrator will review the submission for 
completeness. 

Step 6.  Historic Preservation Commission Meeting Applicant, Staff & Historic Preservation 
Commission 

A public meeting shall be held with the Applicant where the HPC shall review the Final Application materials of the Certificate of 
Appropriateness-HD Application for compliance with the criteria and provisions in the UDO.  The HPC may approve, approve with 
conditions, or deny the application. 

Step 7. Issue Certificate of Appropriateness Staff 

If the HPC approves the Certificate of Appropriateness-HD Application, the UDO Administrator shall issue the Certificate of 
Appropriateness-HD. 
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TOWN OF BLUFFTON  
CERTIFICATE OF APPROPRIATENESS – HISTORIC DISTRICT  

PROJECT ANALYSIS 

  Last Updated: 4/8/2014 

 In accordance with the Town of Bluffton Unified Development Ordinance (UDO), the following information shall 
be included as part of a Certificate of Appropriateness application submitted for review by the Historic 
Preservation Commission (HPC) and the Historic Preservation Review Committee.  The use of this checklist by 
Town Staff or the Applicant shall not constitute a waiver of any requirement contained in the UDO. 
 

1. DESIGN REVIEW PHASE CONCEPTUAL REVIEW   FINAL REVIEW 
2. SITE DATA 
Identification of Proposed Building Type (as defined in Article 5): 

Building Setbacks Front: Rear: Rt. Side: Lt. Side: 

3. BUILDING DATA 

Building 
Description 

(Main House, Garage, Carriage 
House, etc.) 

Existing Square 
Footage 

Proposed Square 
Footage 

Main Structure    

Ancillary    

Ancillary    

4. SITE COVERAGE 

Impervious Coverage Coverage (SF) 

Building Footprint(s)  

Impervious Drive, Walks & Paths  

Open/Covered Patios  

A.TOTAL IMPERVIOUS COVERAGE  

B.TOTAL SF OF LOT  

% COVERAGE OF LOT (A/B= %)  

5. BUILDING MATERIALS 

Building Element Materials, Dimensions, 
and Operation  

Building Element Materials, Dimensions, 
and Operation 

Foundation  Columns  

Walls  Windows  

Roof  Doors  

Chimney  Shutters  

Trim  Skirting/Underpinning  

Water table  Cornice, Soffit, Frieze  

Corner board  Gutters  

Railings  Garage Doors  

Balusters  
Green/Recycled Materials 

 

Handrails   

ATTACHMENT 5



TOWN OF BLUFFTON  
CERTIFICATE OF APPROPRIATENESS – HISTORIC DISTRICT  

APPLICATION CHECKLIST 

Town of Bluffton Applications Manual 2 of 3 Last Updated:  4/8/2014 

Note:  Certificate of Appropriateness application information will vary depending on the activities proposed.  
At a minimum, the following items (signified by a grayed checkbox) are required, as applicable to the 
proposed project.   

Concept Final BACKGROUND INFORMATION.   

  COMPLETED CEFTIFICATE OF APPROPRIATENESS-HD APPLICATION: A 
competed and signed application providing general project and contact information.    

  PROPERTY OWNER CONSENT:  If the applicant is not the property owner, a letter of 
agency from the property owner is required to authorize the applicant to act on behalf of 
the property owner. 

  PROJECT NARRATIVE:  A detailed narrative describing the existing site conditions and 
use, the proposed development intent with proposed uses and activities that will be 
conducted on the site.  Include a description of the proposed building type and proposed 
building materials as permitted in Article 5.  

  DEED COVENANTS/RESTRICTIONS:  A copy of any existing deed covenants, 
conditions and restrictions, including any design or architectural standards that apply to 
the site.  

  ADDITIONAL APPROVALS: A written statement from the Declarant of any deed 
covenants, conditions, or restrictions and/or the Review Body of any design or 
architectural standards that the current design has been reviewed for consistency with the 
established restrictions/design principles and approved.    

Concept Final SITE ASSESSMENT.   
  

 
LOCATION MAP: Indicating the location of the lot and/or building within the Old Town 
Bluffton Historic District with a vicinity map. 

  PROPERTY SURVEY:  Prepared and sealed by a Registered Land Surveyor indicating the 
following, but not limited to: 
x All property boundaries, acreage, location of property markers, name of county, municipality, 

project location, and parcel identification number(s); 
x Municipal limits or county lines, zoning, overlay or special district boundaries, if they traverse 

the tract, form a part of the boundary of the tract, or are contiguous to such boundary; 
x All easements of record, existing utilities, other legal encumbrances, public and private 

rights-of-way, recorded roadways, alleys, reservations, and railways;  
x Existing watercourses, drainage structures, ditches, one-hundred (100) year flood elevation, 

OCRM critical line, wetlands or riparian corridors top of bank locations, and protected lands 
on or adjacent to the property; 

x Location of existing buildings, structures, parking lots, impervious areas, public and private 
infrastructure, or other man-made objects located on the development property; and 

x North arrow, graphic scale, and legend identifying all symbology.    

 
 

 SITE PLAN:  Showing layout and design indicating, but not limited to:  
x All property survey information showing all building footprint(s) with finish floor elevations, 

setbacks and build-to lines, building location(s), building orientation(s); 
x Overall lot configuration depicting ingress/egress, circulation, driveways, parking areas, 

patios, decks, pools, hardscape, service yards and all other site amenities;  
x Pedestrian circulation elements and ensuring design shows ADA accessibility compliance. 

Location, layout, and number of vehicular and bicycle parking spaces bicycle parking, and 
ensuring design shows ADA accessibility compliance; and 

x Include detailed dimensions as necessary and appropriate to demonstrate compliance with 
all applicable standards and requirements. 
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TOWN OF BLUFFTON  
CERTIFICATE OF APPROPRIATENESS – HISTORIC DISTRICT  

APPLICATION CHECKLIST 

Town of Bluffton Applications Manual 3 of 3 Last Updated:  4/8/2014 

 
 

SIGN AND RETURN THIS CHECKLIST WITH THE APPLICATION SUBMITTAL 
ALL SUBMITTALS MUST BE COLLATED AND FOLDED TO 8-1/2” X 11” 

 
By signature below I certify that I have reviewed and provided the submittal items listed above.  Further, I 
understand that failure to provide a complete, quality application or erroneous information may result in the delay 
of processing my application(s). 
 
 
______________________________________________________  _______________________ 
Signature of Property Owner or Authorized Agent    Date 
 
 
______________________________________________________ 
Printed Name 

  
 

PHOTOS: Comprehensive color photograph documentation of the property, all exterior 
facades, and the features impacted by the proposed work.  If digital, images should be at 
a minimum of 300 dpi resolution.  

Concept Final ARCHITECTURAL INFORMATION. 

  CONCEPTUAL ARCHITECTURAL SKETCHES:  Sketch of plans, elevations, details, 
renderings, and/or additional product information to relay design intent.   

  FLOOR/ROOF PLANS:  Illustrate the roof and floor plan configurations.  Include all 
proposed uses, walls, door & window locations, overall dimensions and square footage(s).  

  ELEVATIONS:  Provide scaled and dimensioned drawings to illustrate the exterior 
appearance of all sides of the building(s).  Describe all exterior materials and finishes and 
include all building height(s) and heights of appurtenance(s) as they relates to adjacent 
grade, first floor finished floor elevations, floor to ceiling height for all stories, existing and 
finish grades for each elevation.  

  
 
 

ARCHITECTURAL DETAILS:  Provide scaled and dimensioned drawings to show the 
configuration and operation of all doors, windows, shutters as well as the configuration 
and dimensional information for columns and porch posts, corner boards, water tables, 
cupolas and roof appurtenances, gutters and downspouts, awnings, marquees, balconies, 
colonnades, arcades, stairs, porches, stoops and railings.  

 
 

 
 

MANUFACTURER’S CUT SHEET/SPECIFICATIONS:  Include for all atypical building 
elements and materials not expressly permitted by Article 5 of the UDO with sizes and 
finishes noted.  

Concept Final LANDSCAPE INFORMATION. 
  TREE REMOVAL PLAN:  A site plan indicating location, species, and caliper of existing 

trees and trees to be removed. 
  LANDSCAPE PLAN:  Plan must include proposed plant materials including names, 

quantities, sizes and location, trees to be removed/preserved/relocated, areas of planting, 
water features, extent of lawns, and areas to be vegetated.  Plant key and list to be 
shown on the landscape plan as well as existing and proposed canopy coverage 
calculations.   

Concept Final ADDITIONAL REQUIRED INFORMATION (Single-Family Residential Excluded). 
  PRELIMINARY DEVELOPMENT PLAN APPLICATION:  Submit a Preliminary 

Development Plan Application along with all required submittal items as depicted on the 
application checklist.    
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71 CALHOUN STREET - BUILDING 2
71 CALHOUN STREET

BLUFFTON, SOUTH CAROLINA
FINAL HISTORIC PRESERVATION COMMISSION MEETING

08/17/2020
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1/8" = 1'-0"1 FIRST FLOOR PLAN
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1/8" = 1'-0"1 ATTIC LOFT PLAN
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1/8" = 1'-0"1 ROOF PLAN
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1/8" = 1'-0"1 WEST ELEVATION- CALHOUN STREET
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14
' -

 0
"

SMOOTH BOARD AND BATTEN 
CEMENTITIOUS SIDING

BEARING HT.

CORNER BEARING

MOONLIT LULLABY

33
' -

 9
"

RIDGE

9'
 - 

0"

35
' -

 9
"

©
 C

O
PY

RI
G

HT
 2

01
9 

C
O

U
RT

 A
TK

IN
S 

G
RO

U
P71 CALHOUN STREET -

BUILDING 2
08/17/2020

1/8" = 1'-0"1 EAST ELEVATION- COURTYARD



FIRST FLOOR

SECOND FLOOR B2

SMOOTH FIBER CEMENT
LAP SIDING 7" EXPOSURE

STANDING SEAM 
METAL ROOF

PT WOOD 5/4 X 3 LOUVER SCREEN
WITH 2 1/2" SPACING

6" 

12"

6X6 PT BRACKET

FIRST FLOOR HT.

8'
 - 

9"
3'

 - 
0"

10
' -

 0
"

14
' -

 0
"

SMOOTH BOARD AND BATTEN 
CEMENTIOUS SIDING

BEARING HT.

CORNER BEARING

MOONLIT LULLABY

33
' -

 9
"

RIDGE

35
' -

 9
"
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1/8" = 1'-0"1 SOUTH ELEVATION- BRIDGE STREET



FIRST FLOOR

SECOND FLOOR B2

SMOOTH FIBER CEMENT 
LAP SIDING 7" EXPOSURE

STANDING SEAM 
METAL ROOF

DECORATIVE WOOD RAILING

MARVIN CLAD WINDOW UNIT

14
' -

 0
"

10
' -

 0
"

3'
 - 

0"
8'

 - 
9"

FIRST FLOOR HT.

BEARING HT.

CORNER BEARING

MOONLIT LULLABY

33
' -

 9
"

RIDGE

WOOD COLUMN
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1/8" = 1'-0"1 NORTH ELEVATION- COURTYARD



2X6 WOOD STUD
EXTERIOR WALL 
FRAMING 

5/8" GYP. 

SMOOTH FIBER CEMENT
LAP SIDING 7"- EXPOSURE 
PT 2x3 WATER TABLE
BELOW W/ CONT. 
METAL FLASHING 
PT 2x6 
CORNER BOARD 

12

8 2x10 ROOF RAFTERS W/ HURRICANE CLIPS (SEE STRUCTURAL ENG. DOCUMENTS FOR 
ALL CONNECTION AND TIE DOWN DETAILS / INTERVALS)

HIGH-TEMP ICE AND WATER SHIELD PER
MANUFACTURER'S SPECIFICATIONS ON ALL ROOF SLOPES

15/32" EXTERIOR STRUCTURAL ROOF SHEATHING (SEE STRUCTURAL 
ENG. DOCUMENTS)

CONT. ICYNENE FOAM INSULATION (OR EQUAL), G.C. TO PROVIDE MEP SYSTEM 
REQUIREMENTS, SHOP DRAWINGS, AND FOAM APPLICATION PROCEDURES FOR 
ARCHITECT'S REVIEW (TYP. WHERE SHOWN)

CONT. 2x8 PT WOOD TRIM (CUT TO SLOPE)

CONT. METAL FLASHING/DRIP EDGE

1x3 HARDIE FASCIA

2x6 TYPICAL EXTERIOR WALL CONSTRUCTION AT 16" O.C.

CONT. ICYNENE FOAM INSULATION (OR EQUAL)

2x6 RAFTER TAILS - SISTERED TO ROOF RAFTERS @ 16" O.C.

5 
1/

2" 2x DRYWALL NAILER 

1X6 HARDIE TRIM ( CUT TO SLOPE)

1X6 PT V-GROOVE SOFFIT

BOARD AND BATTEN SIDING
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1/2" = 1'-0"2 CORNER BOARD PLAN DETAIL

1" = 1'-0"1 EAVE DETAIL



SECOND FLOOR B2

BEARING HT.

10
' -

 0
"

METAL ROOF STANDING SEAM; ON 
HIGH TEMP ICE AND WATER SHIELD ON 
15/32 PT SHEATHING

BEADED SOFFIT

5/4 X 6  FIBER CEMENT FASCIA

FIRST FLOOR HT.

5/8 GYP.

2X6 BOTTOM PLATE

2X6 DOUBLE TOP PLATE

RIM JOIST & PERIMETER BEAM 
PER STRUCTURAL ENGINEER DOCUMENTS

SMOOTH FIBER CEMENT LAP SIDING - 7" EXPOSURE 
ON UNDERLAY ON 1/2" SHEATHING

5'-0 1/2"

2X6 STUDS @ 16" O.C. FLASHING

METAL ROOF STANDING SEAM

5/8" THRU BOLT
BLOCK BETWEEN STUDS

SIMPSON LRU 26 Z
HANGER AT EACH RAFTER

5/8" THRU BOLT
BLOCK BETWEEN STUDS

NON VENTED SMOOTH
FIBER CEMENT SOFFIT

6 X 12 PT

HURRICANE ANCHOR
AT EACH RAFTER PER

ENGINEER

COUNTER SUNK AND DRILLED 
BOLTS TO BE PLUGGED, SANDED 

SMOOTH AND PAINTED

COUNTER SUNK AND DRILLED 
BOLTS TO BE PLUGGED, SANDED 

SMOOTH AND PAINTED

6X6 PT

5/4 X 6 
FIBER CEMENT TRIM

6" / 12"

2X3 WOOD PT WATER TABLE

PT 2x3 WATER TABLE W/ 
CONT. METAL FLASHING 
ON 1x8 OVER 2x4 TRIM

BOARD & BATTEN SIDING

14
' -

 0
"

2X6 DOUBLE TOP PLATE

©
 C

O
PY

RI
G

HT
 2

01
9 

C
O

U
RT

 A
TK

IN
S 

G
RO

U
P71 CALHOUN STREET -

BUILDING 2
08/17/2020

1/2" = 1'-0"1 TYPICAL WALL SECTION



2x6 KDAT BOTTOM RAIL - CUT 
TO 5"

3 
1/

2"
8'

-8
 1

/2
"

1 
1/

2"

9'
 - 

0"

1x8 KDAT TRIM (3/8" 
CHAMFER)

HINGE SIDE @ COLUMN

6x6 KDAT POST

1x4 KDAT SURROUND AND FRAME 
(EACH SIDE)

2x10 KDAT CAP CUT TO 8 1/2" & 
CHAMFER CAP

2x6 KDAT CAP CUT TO 5" & CHAMFER 
TOP

SERVICE SLAB
V.I.F.

T.O. SERVICE WALL 
9'-0" ASF (SLAB)

2x6 KDAT INSIDE OF OPENING AS 
NAILER FOR 1x6

1x6 HORZ. KDAT EACH SIDE 
WITH 1 1/4" GAP. BOARDS 
OVERLAP FRONT TO BACK TO 
FULLY SCREEN SERVICE AREA
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1" = 1'-0"1 TYPICAL SERVICE YARD DETAILS



FIRST FLOOR

SECOND FLOOR B2

5/4 x 6 PT WOOD DECKING

8" COX COLUMN BEYOND

2X2 PT WOOD PICKET WITH 4 1/2" O.C.
DECORATIVE WOOD RAILING

1x4 KDAT SLEEPERS @ 24" O.C.

PT WOOD 3X6 TRIM BAND

1X10 HARDIE TRIM

BUILT UP BEAM: SEE STRUCTURAL

BRICK BASE

AL
IG

N

8" COX COLUMN

STANDING SEAM METAL ROOF - INSTALL PER MANUF. 
SPECS.

2x10 ROOF RAFTERS W/ HURRICANE CLIPS (SEE 
STRUCTURAL ENG. DOCUMENTS FOR ALL 
CONNECTION AND TIE DOWN DETAILS / INTERVALS)

1X6 PT V-GROOVE CEILING

1X12 HARDIE TRIM BAND (BLOCKING AS
NEEDED) ON 1X10 HARDIE TRIM BAND

1X3 HARDIE FASCIA

2x6 RAFTER TAILS - SISTERED TO ROOF RAFTERS @ 
16" O.C.

14
'-0

"
10

'-0
"

HARDIE SOFFIT PANEL

1X6 HARDIE TRIM

1X6 PT V-GROOVE
CEILING

AL
IG

N

AL
IG

N

3" / 12"

BEARING HT.

10" COX COLUMN BEYOND
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1/2" = 1'-0"1 PORCH SECTION DETAIL



PT 2X3 DRIP CAP 
METAL FLASHING

PT 2X6 HEAD TRIM

PT 5/4 X 4 JAMB TRIM

OPERABLE  WOOD 
SHUTTER

PT 3X3 WOOD SILL

SHUTTER DOG

5'
 - 

4"

5' - 4" PT 2X3 DRIP CAP 
METAL FLASHING
PT 2X6 HEAD TRIM
PT 5/4 X 4 JAMB TRIM

OPERABLE WOOD 
SHUTTER

PT 3X3 WOOD SILL

SHUTTER DOG

2' - 8"

5'
 - 

4"
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1/4" = 1'-0"1 WINDOW
1/4" = 1'-0"2 TYPICAL WINDOW































BUILDING COMPARISON TABLE 

Building Name Address 

Size, 

Square 
Feet (SF) 

Height, 

Stories 
Use 

 

Year 
Built 

 

Contributing 

Structure? 

May River 
Montessori  

Building 1 

60 Calhoun 
Street 

3,224 2 School 
1967 

2010 

 

No 

May River 
Montessori 

Building 2 

62 Calhoun 
Street 

7,068 2 
School 

(Day Care) 

 

1977 

2016 

 

 

No 

Moonlit Lullaby 
55 Bridge 

Street 
3,420 2 Commercial 2019 No 

Fripp-Lowden 

House 

80 Calhoun 

Street 
2,165 1 Residential 1909 Yes 

Seven Oaks 
82 Calhoun 

Street 
1,230 2 Commercial 1850 Yes 

57 Calhoun 
Street Main 

Home 

57 Calhoun 
Street 

988  1 Residential 1962 No 

57 Calhoun 
Street  

Carriage House 

57 Calhoun 
Street 

560   2 Residential 1968 No 

Peeples’ Store 
56 Calhoun 

Street 
2,106 1.5 Mixed-Use 1904 Yes 

55 Calhoun 
Street 

55 Calhoun 
Street 

3,060 2 Restaurant 2005 No 

40 Calhoun 

Street 

40 Calhoun 

Street 
4,360 2 Mixed-Use 2008 No 

20 Calhoun 
Street 

20 Calhoun 
Street 

3,816 2 Mixed-Use 1890 Yes 

15 Captains 

Cove – Building 
1 

15 Captains 
Cove 

4,366 2 Commercial 2008 No 

15 Captains 
Cove – Building 
2 

15 Captains 
Cove 

550 1 Commercial 2008 No 

15 Captains 
Cove – Building 
3 

15 Captains 
Cove 

1,484 1.5 Commercial 2009 No 

15 Captains 
Cove – Building 

4 

15 Captains 
Cove 

790 1 Commercial 2009 No 

Heyward House 
70 Boundary 

Street 
2,539 1.5 Commercial 1840 Yes 

ATTACHMENT 9



BUILDING COMPARISON TABLE 

 

Building Name Address 

Size, 

Square 
Feet (SF) 

Height, 
Stories 

Use 
Year 
Built 

Contributing 
Structure? 

Heyward House 
–  

Out Building 1 

 

70 Boundary 
Street 

160 1 Commercial 1930 Yes 

Heyward House 
–  

Out Building 2 

70 Boundary 
Street 

228 1 Commercial 1840 Yes 

14 Church 
Street 

14 Church 
Street 

4,745 2.5 Mixed-Use 2020 No 

16 Church 

Street 

16 Church 

Street 
5,015 2.5 Mixed-Use -- No 

71 Calhoun 
Street – 
Building 1 – 
PROPOSED 

71 Calhoun 
Street 

7,500 2.5 Mixed-Use n/a n/a 

71 Calhoun 

Street – 
Building 2 - 
PROPOSED 

71 Calhoun 
Street 

7,850 2 Mixed-Use n/a n/a 

71 Calhoun 
Street – 

Building 3 - 
PROPOSED 

71 Calhoun 
Street 

7,620 2.5 Mixed-Use n/a n/a 

ATTACHMENT 9



Building 2

ATTACHMENT 10



ATTACHMENT 10



Proposed (September 24, 2020)

Change from brick to wood columns with a brick base. Addition of double end-
columns on ground and second floor.  (HPC)

Reduction of front-facing gable to be within 2 feet of Moonlit 
Lullaby building.  (HPC)

71 Calhoun Street – Elevation Comparison ATTACHMENT 10



Previous (August 5, 2020)

71 Calhoun Street – Elevation Comparison ATTACHMENT 10



Proposed

More columns added 10 vs. 6.  

The addition of a column
The addition of a window

Proposed (September 24, 2020)

71 Calhoun Street – Elevation Comparison ATTACHMENT 10



Previous (August 5, 2020)
71 Calhoun Street – Elevation Comparison ATTACHMENT 10



Four Panels

Column Spacing

Proposed (September 24, 2020)

71 Calhoun Street – Elevation Comparison ATTACHMENT 10



Previous (August 5, 2020)

71 Calhoun Street – Elevation Comparison ATTACHMENT 10



New Window

Double Door

Shutter Change

Wood Column 
with Brick Base

Proposed (September 24, 2020)

71 Calhoun Street – Elevation Comparison ATTACHMENT 10



Previous (August 5, 2020)

71 Calhoun Street – Elevation Comparison ATTACHMENT 10



 

71 Calhoun Street, Building 3– Certificate of Appropriateness Historic Preservation Commission 

HISTORIC PRESERVATION 

COMMISSION 

STAFF REPORT 
Department of Growth Management 
 

MEETING DATE:  September 24, 2020  

PROJECT: 
71 Calhoun Street, Building 3– New Construction: 

Mixed-Use   

APPLICANT: Court Atkins Group 

PROJECT MANAGER: Heather L. Colin, Director of Growth Management  

 

APPLICATION REQUEST:  The Applicant, Court Atkins Group on behalf of 

Cunningham, LLC, requests that the Historic Preservation Commission approve the 

following application: 

1. COFA-12-19-013785.  A Certificate of Appropriateness to construct a new 
mixed-use building of approximately 7,620 sf located at the intersection of 

Bridge Street and Calhoun Street in the Old Town Bluffton Historic District and 
zoned Neighborhood Center – HD (NCE-HD). 
 
Note: This application was continued from the August 5, 2020 Historic 
Preservation Commission (HPC) meeting. The reason for the continuation is 
explained in the background section of this report. 

 
BACKGROUND:  The building, “Building 3,” which is subject to this application, is one 

of three buildings being proposed at the lot currently addressed 71 Calhoun Street 

and identified by parcel number R610 039 00A 0099 0000.  As provided in Unified 

Development Ordinance (UDO) Sec. 4.2.11, the purpose and intent of the NCE-HD 

District is:  

A. “The NCE-HD district is the historic center of shops, residences, and 

workplaces in the Old Town Bluffton Historic District. The zone has been 

created to protect the historic and eclectic character of the area 

[emphasis added]. 

B. The continued reuse of historic structures will help to create a 

complete mixed-use environment and careful infill development that will 

respect the existing buildings with regards to building placement, 

massing and scale [emphasis added]. The NCE-HD district is a place 
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where the greatest range of traditional building types are expected and 

encouraged.” 

As required by Article 3 of the UDO, a Development Plan is required for the overall 

site development, as well as a Certificate of Appropriateness-HD (COFA) for the 

architecture.  The Development Plan (DP-11-17-011473) was approved based on a 

previous submission to address site planning including, but not limited to 

landscaping, drainage, parking, and circulation. The approved Plan includes six (6) 

lots with five (5) buildings. An amended Development Plan is proposed to have three 

(3) buildable lots. In addition to a COFA for each building and the amended 

Development Plan, a Subdivision is required as within the -HD zoning districts only 

one primary structure is permitted per lot.  

On November 18, 2019, Building 1 was reviewed by the Historic Preservation Review 

Committee (HPRC) and comments were provided to the Applicant.  The Applicant 

made revisions and resubmitted a new conceptual application. 

On January 13, 2020, the HPRC reviewed a revised conceptual application for Building 

1, along with conceptual applications for Buildings 2 and 3.  Based on comments, the 

Applicant revised these plans and submitted Final COFA applications for each building.  

As the changes were expansive, the UDO Administrator determined the applications 

be brought back before the HPRC for review prior to being heard by the full Historic 

Preservation Commission.  The comments focused on the mass and scale of the 

buildings as well as architectural details that needed to be readdressed to be in 

compliance with the Old Town Master Plan and the UDO. 

On May 4, 2020, the HPRC reviewed the final applications for the three COFA 

applications for the construction of three, two and one-half (2.5) story buildings of 

approximately 8,000 SF each on the property identified by tax map number R610 

039 00A 0099 0000 (COFA-10-19-013647, COFA-12-19-013784, COFA-12-19-

013785).  After a lengthy discussion by Staff and the HPRC, the Applicant requested 

the applications be brought before the full HPC as a workshop item to help provide 

direction on the design of the buildings prior to formal review.  

On June 10, 2020 at a Special Meeting of the HPC, the applications for all three 

buildings were discussed as workshop items.  Discussion centered primarily on the 

massing and scale of the structures in relation to the surrounding historic and 

residential structures.  

On August 5, 2020, the HPC reviewed the COFA applications for all three buildings, 

all of which were tabled so the Applicant could address comments provided by the 

HPC and Town Staff. With regards to Building 3, the HPC had the following comments: 

1) Address conditions 1-5 and 8 from the staff report to the HPC dated August 5, 

2020; 2) Revise the building height to provide a mass and scale that better reflects 

the residential character of Bridge Street, and that is comparable to the revised 

height for Building 2; and, 3) Provide articulation on the North Elevation to reduce 

the building’s mass and the appearance of flatness. As other adjustments have been 
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made that are not identified in the Narrative, Town Staff conducted a complete review 

of the resubmitted application. 

In response to the HPC, the Applicant provided a Narrative (Attachment 3) to explain 

how they addressed the conditions, including additional modifications made, as well 

as revised building plans/elevations (Attachment 6). Additional building perspectives 

have also been provided. (Attachment 8). 

INTRODUCTION: The Applicant proposes to construct a mixed-use building on a 0.89-

acre lot located at the northeast corner of the intersection of Bridge Street and 

Calhoun Street (Attachment 1). The structure would be located at the southeast 

corner of the site on a lot that is proposed to be 95 feet wide. The property is in the 

Old Town Bluffton Historic District, a local historic district, a portion of which is also 

a National Register Historic District (NRHD). The adjacent property to the east 

(Heyward House and outbuildings) and the properties directly across Calhoun Street 

are within the NRHD. The Heyward House is a contributing structure to both historic 

districts. 

The proposed Building 3 is intended for mixed-use (ground floor commercial with 

residential above). It is approximately 7,620 total square feet (sf) with a ground floor 

building footprint of 3,285 sf.  These square footages have not changed since the last 

HPC meeting.  

The 2 1/2-story structure is roughly rectangular in shape composed of three masses.  

The tallest portion of Building 3 is located under a forward-facing gable.  It features 

a brick-sided first story with horizontal lap siding on the upper stories. The rest of 

the structure is under a series of two (2) side facing gables that step down towards 

the eastern side of the building.  The center portion of the building has a two-story 

porch under a shed roof with brick columns on the first story colonnade.  The final 

section has a recessed balcony that acts as a continuation from the center mass, with 

wood posts.    

The proposed building attempts to reflect the vernacular characteristics of Bluffton 

by integrating a variety of typical architectural forms and features such as gable and 

shed roofs, residential balconies over first floor colonnades and traditional 

fenestration patterns.  The building incorporates materials used throughout Old Town 

Bluffton Historic District, including metal roofs, horizontal hardi-siding, operable 

shutters, hardi-shingle and brick columns.  

Modifications not identified in the Narrative include: 1) A single-window under the 

front-facing gable on the south elevation (previously two windows); Removal of the 

awning over the door under the rear-facing gable on the north elevation; 3) Material 

for the side of the dormer, visible from the north and south elevations has changed 

from a smooth fiber cement panel to fiber cement lap siding; and, 4) The header 

between the dormer windows and the roof on the west elevation has increased. 

REVIEW CRITERIA & ANALYSIS:  UDO Section 3.18.(Certificate of Appropriateness – 

Historic District) describes the procedures and standards to facilitate the review of 
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new construction within the Old Town Bluffton Historic District. The objectives in UDO 

Sec. 3.18.1 (Intent), in addition to the applicable review criteria in Sec. 3.18.3 

(Application Review Criteria) must be considered by Town Staff and the Historic 

Preservation Commission. Findings are based on a review of the most recent plans 

provided by the Applicant dated August 17, 2020. 

I. 3.18.1 Intent 

A. Maintenance of education, cultural and general welfare of the public 

through preservation, protection and enhancement of the old, historic, 

and/or architecturally significant structures and areas in the Old Town 

Bluffton Historic District. 

B. Maintenance of historic structures as visible reminders of the history and 

cultural heritage of the Town of Bluffton as well as the Lowcountry region 

in accordance with the standards set forth in the Secretary of the Interior’s 

Standards for Rehabilitation and Guidelines for Rehabilitating Historic 

Buildings; and 

C. Ensure that proposed activities foster the development of quality and 

innovative designs that respect and complement the eclectic character of 

the Old Town Bluffton Historic District [emphasis added]. 

II. 3.18.3 Application Review Criteria  

 The following criteria must be considered by the HPC in assessing an 

application for a COFA – HD. Town Staff has reviewed the Application and 

provided the following findings.  

A. Section 3.18.3.B.  Consistency with the principles set forth in the Old Town 
Master Plan.  
 

As noted in the Master Plan “The Town strives to achieve economic vitality 

through development and redevelopment while ensuring that Bluffton’s 

community character and historical heritage are preserved. Given recent 

growth and development pressures in the Town and region, the Old Town 

Master Plan is intended to provide a blueprint for future infill development in 

Old Town that reflects the eclectic character of the area and a sustainable 

pattern of settlement.”  The Master Plan further states that it is a guide for the 

“long-term evolution” of Old Town Bluffton. 

Key sections from the Old Town Master Plan are provided below, followed by 

findings relative to Building 3, which are supported by analysis provided further 

in this report. 

1. The Old Town Master Plan states that, “The built environment, in 
particular the historic structures scattered throughout Old Town, should 
be protected and enhanced.  While it is of great importance to save and 

restore historic structures, it is just as important to add to the built 
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environment in a way that makes Old Town more complete [emphasis 
added].”  

   
2.  “The natural and physical characteristics of Old Town are what make 

Bluffton special. Residents treasure the quality of life and community 

character of everyday life in Old Town. As Old Town continues to grow 

and evolve, it is crucial to preserve and protect the legacy that so many 

Blufftonians treasure. What the Town does now will [a]ffect generations 

of Bluffton residents for years to come [emphasis added].”  

 

3. To nurture memorable streets, “Every street in Old Town is important. 

Within the network of streets, there are certain streets that should be 

showcased, protected, and thought about with even more care. These 

streets include Calhoun Street, Boundary Street, May River Road, Bridge 

Street, Wharf Street, and Pritchard Street. Each street is identified as a 

signature connection within Old Town. These streets should receive 

priority in regards to investment and a careful examination of the rules 

[emphasis added].” 

 

4. The Old Town Master Plan initiatives led to the adoption of a form-based 
code.  A form-based code prioritizes building form and its relationship 

to the public realm and nearby buildings through mass, scale and high-
quality, human-scale materials. Adherence to the standards in Article 5 
of the UDO helps to ensure that new development will be harmonious 

with existing development and development patterns within Old Town 
Bluffton Historic District [emphasis added]. 

 

5. “Your trees, your river, and the character of your town, given off by your 

beautiful historic buildings and the new ones that relate to them, is 

actually the franchise - the key to your economy. Your environment is 

your economy. Decisions made now, and in the future, should be driven 

by preservation and protection. It is good for maintaining the 

community character and quality of life that makes Old Town what it is 

today, and it contributes to the economic success and stability of the 

Town [emphasis added].”  

 
Findings. By utilizing materials and fenestration drawn from the Bluffton 

vernacular, the building is designed to be sympathetic to the 

architectural character of neighboring structures, including nearby 

Heyward House and its outbuildings. Its addition to the architectural 

diorama of Old Town will both protect the integrity of the existing 

historic structures and enhance the neighborhood by adding 

architectural variety.  

However, to ensure “completeness,” the building’s design, especially its 

mass and scale, must be guided by its surroundings in addition to the 
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standards for the HCE-HD zoning district, as well as the general and 

architectural design standards required by the UDO. Although the 

building design introduces the smaller distinct masses with separate 

rooflines, the scale of the structure is disproportionately large for its 

location. 

To comply with the Old Town Master Plan, it is critical that general 

principles of urban design (particularly massing, scale and height) are 
contextually appropriate, even if the standards for the district and 
building type may be more permissive. A form-base code emphasizes 

the relationship between a building and its surroundings, which varies 
by street and even street sections. While new development is desired 

and good for the Town and its residents, it must be integrated into Old 
Town Bluffton’s existing development fabric rather than stand apart 
from it. The mass and scale of Building 3, while proportionate to 

proposed Buildings 1 and 2, is inconsistent in size with existing 
development and non-civic buildings in Old Town Bluffton, and outside 

of the Neighborhood Core-HD District. Approval of Building 3, as 
proposed, could be precedent-setting and could encourage similar 
unharmonious development in Old Town. 

 
B. Section 3.18.3.C. The application must be in conformance with applicable 

provisions provided in Article 5, Design Standards. 
 

As indicated in UDO Sec. 5.15.1 (Old Town Bluffton Historic District Intent), 

the Old Town Bluffton Master Plan (Master Plan) is intended to provide 

guidance for infill development based on “basic urban design and policy 

principles.” The UDO reflects the Master Plan and is intended to set forth a 

framework for future development. It is not intended to discourage 

creativity or force the replication of historic models.   

Compliance with Sec. 5.15.5 (General Standards) and Sec. 5.15.6 
(Architectural Standards) is required for a COFA-HD application, and it is 
the charge of the HPC to assess the interpretation of the applicable 

standards of these sections as they pertain to this COFA-HD application. 
Sec. 5.15.5 (General Standards) includes the dimensional requirements for 

each permitted building type within each of the five Old Town Bluffton 
Historic District zoning districts. Additionally, this section includes general 
standards that apply to all building types regardless of zoning district, which 

includes but is not limited to height, mass and scale. 
 

The Applicant’s Narrative indicates that Building 3 is an “Additional Building 
Type with a Main Street Building Typology.” As shown in the below table, 
Building 3 is consistent with the characteristics of a Main Street Building 

Type.  
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1. Sec. 5.15.5.B (General Standards, Lot/Dimensional Requirements of the 
Neighborhood Center Historic District) 
 

As stated in the introduction paragraph to Sec. 5.15.5, “[t]he existing 
or proposed building type shall determine the applicable lot standards.”  

The Applicant proposes use of certain dimensional requirements that are 
intended for Additional Building Types, thus the Applicant’s designation 
of the building as an “Additional Building Type with a Main Street 

Building Typology.” A comparison of the required Additional Building 
Type standards and those proposed for Building 3 are provided in the 

below table. 
 
Additional Building Type Lot/Dimensional Standards for the NCE-HD 

District 

UDO Sec. 5.15.8.B.  

Standard Required Building 3 as Proposed 

Front Build-to Zone 0 - 25’ ft Complies 

  

Lot Width 30 – 100 ft 95 ft 

 

Frontage 

Requirement 

Determined by 

UDO 

Administrator 

±84% [1] 

80 ft long bldg / 95 ft wide lot 

Rear Setback  

(from rear property 

line) 

25 ft Complies 

Side Setback  

(from side property 

line) 

5 ft Complies 

 

Height 

 (in stories) 

  1– 2.5 2.5 

Main Street Building Characteristics  

UDO Sec. 5.15.8.A. Building 3 as Proposed 

General: Detached Mixed Use Building Detached Mixed Use 

Size Range: 2,000 – 8,000 sf 7,625 sf 

(Initial Submission: 7,625 sf) 
 

Maximum Footprint (not including 

porches): 3,500 sf 

3,285 sf 

(Initial Submission: 3,285 sf) 
 

Height: 2 – 3 stories 2.5 stories 

 

Note/Other 

• A shopfront building 

• Retail/office space on ground floor 

• Office/living space on upper levels 

• Must have an arcade, colonnade, 

marquee or awning along the front 

façade (arcades, colonnades are 

preferred) 

• Designed as a partial shopfront  

• Retail/office proposed 

• Upper story residential proposed 

• Partial Colonnade  
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 [1] The 84% building frontage is proposed by the Applicant based on the 

proposed lot width and the proposed building length.  

 
 Findings. The Plan shows compliance with the lot and dimensional 

requirements for the Additional Building Type; however, the HPC should 

determine if the proposed building frontage is acceptable. 
 

2. Sec. 5.15.5.F (General Standards) 
 

Certain fundamental urban design principles, as indicated in Sec. 

5.15.5.F. are required regardless of building type. These principles serve 
as the foundation for the lot and building dimensional standards required 

for the various building types within each of Old Town Bluffton’s zoning 
districts. In that respect, the principles and dimensional standards must 
be considered in conjunction with each other. Except for the following, 

compliance with the principles has been shown: 
 

i. Height. 
 
Per 5.15.5.F.1.a., building heights and widths shall be visually 

similar to those in the neighboring vicinity [emphasis added].  
 

The Applicant was requested to revise the height of Building 3 to be 
comparable to adjacent Building 2. The height of Building 2 was 
revised at the ridge of the gable facing Calhoun Street to be within 

two (2) feet of the Moonlit Lullaby building at 55 Bridge Street. 
Previously, the ridge height was 39 ft for this gable; it is now 35.9 

ft (Moonlit Lullaby is 33.9 ft). The ridge height of the side-facing 
gable was not changed and remains at 33.9 feet. For Building 3, the 

ridge height of the gable facing Bridge Street was reduced from 36.6 
ft to 33.9 ft with similar heights maintained for the ridges of the two 
remaining roof masses (±32 ft and 27.8 ft, respectively). 

 
Heights within the neighboring vicinity are 1-2 stories, which is 

typical of Old Town Bluffton south of May River Road. The tallest 
building in closest proximity is the Moonlit Lullaby building, a mixed-
used building at the southeast corner of Calhoun and Bridge Streets 

that is 33’9” feet at the ridge. This building is 50 ft wide along Bridge 
Street; along the Calhoun Street frontage it is 30 ft wide. In 

comparison, Building 3 is 80 feet wide along its Bridge Street 
frontage. The combination of building length and height create a 
building that is larger in scale than Moonlit Lullaby. 

Directly across from Moonlit Lullaby on Calhoun Street is Seven 
Oaks, a historic building that is two (2) stories in height (height in 

feet is not known) and ±54 feet in length. The May River Montessori 
School at the northwest corner of Bridge and Calhoun Streets is 2 
stories; along Calhoun Street, the front façade is modulated to break 

up the expanse of the length (±85 feet) into smaller components. 
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Although the school was developed before the adoption of the UDO, 
it must be noted that civic and religious buildings are their own 

building types and have specific design requirements per UDO Secs. 
5.5.15.N. and O. and are not necessarily the most appropriate 

comparison with regards to height, mass and scale as these 
buildings are intended to be “monumental” and “should enhance the 
public realm, rather than take away from it.” Because of the unique 

character of civic and religious buildings, review is done on a case-
by-case basis with an emphasis on placement, scale/height and 

materials/details.   
 
A 1960s one-story single- family home and two-story carriage house 

at 57 Calhoun Street are located to the north of the subject property, 
across Green Street, and the 2-story Heyward House and two, small 

1-story outbuildings are located on the adjacent lot to the east. 
 
In the Narrative, the Applicant indicates the ridge height of the 

eastern portion of Building 3 is “comparable to the Heyward House 
and substantially less than the Fripp House, the two primary 

structures in this district [NCE-HD] along Bridge St.”  
 

The Fripp-Lowden House, a contributing structure that was built c. 
1834, at 48 Bridge Street has three (3) stories; however, this 
building height is nonconforming to the NCE-HD district and is an 

anomaly for the area south of May River Road. The building is also 
set back from Bridge Street, which makes its mass and scale less 

perceptible. Likewise, the Heyward House is located near the middle 
of its lot and is just 1,789 square feet in size.  
 

Comparing the heights and widths for other selected mixed-used 
buildings within the NCE-HD district, including the building housing 

Moonlit Lullaby, may provide a better indication of the scale of 
Building 3: 
 

Address & Name Height 

(Stories) 

Building Width  

(Lot Width) 

Year Built 

71 Calhoun St 

Proposed Bldg 3 
2.5 

80 ft  

(95 ft) 
Proposed 

71 Calhoun St 

Proposed Bldg 1  
2.5 

79.4 ft  

(95 ft) 
Proposed 

71 Calhoun St 

Proposed Bldg 2  
2.5 

Calhoun: 60.6 ft  

(86.7 ft) 

Bridge: 71.6 ft  

(88 ft) 

Proposed 

55 Bridge 

Moonlit Lullaby 
2 

±50 ft (Bridge) 

(±207 ft) 

±30 ft (Calhoun) 

(78 ft) 

2019 

20 Calhoun St 2 ±45 ft 1890 



September 24, 2020  Page 10 

 

71 Calhoun Street, Building 3 – Certificate of Appropriateness Historic Preservation Commission 

Planter’s Mercantile (±87 ft) 

40 Calhoun St 

Stonewall Cottage 
2 

±38 ft  

(± 106 ft) [1] 
2008 

55 Calhoun St 

The Pearl 
2 

49 ft  

(± 82 ft) 
2005 

14 Church St 
2.5 

44 ft   

(±60 ft) 
2020 

16 Church Street 
2.5 

44 ft 

(±65 ft) 

Not yet 

constructed 

 
[1] Four primary buildings share the same lot; two have shared building 

frontage on Calhoun Street. 

 

For an additional comparison with other buildings, Attachment 9 
provides the height and square footage of other buildings in the 

vicinity. 
 
Finding. At 2.5 stories, Building 3 would be the taller than all 

buildings on adjacent blocks with the exception of the Moonlit Lullaby 
Building, which is a smaller building in overall square footage, 

building footprint and length. While the height may be considered 
appropriate for Old Town, the building’s width in addition to its 

overall size appear incompatible with the objectives of the Old Town 
Master Plan. 
 

ii. Building Form, Massing and Scale 
 

Sec. 5.15.5.F.2.a. indicates that building mass must have a simple 
composition of basic building forms that follow a clear hierarchy. 
Perceived height and mass of large buildings, as stated in Sec. 

5.15.5.F.2.c., can be reduced by dividing the building the into 
smaller scale components. Additionally, Sec. 5.15.5.F.2.d., states 

that simple offsets help to articulate the overall building massing to 
further reduce the perception of mass and scale. 
 

At 7,620 sf, Building 3 would be one of the largest non-civic or 
religious buildings in Old Town Bluffton south of May River Road. The 

square footage and building footprints for other selected mixed-used 
buildings within the NCE-HD district, and for the building housing 
Moonlit Lullaby, include the following: 

 

Address & Name of 

Existing or Proposed 

Buildings 

Overall 

Square 

Footage (±) 

Building Footprint 

Square Footage 

(±) 

 

71 Calhoun St 

Bldg 3 (Proposed) 
7,620 sf 3,285 sf 

71 Calhoun St 

Bldg 1 (Proposed) 
7,500 sf 3,350 sf 
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Finding. While massing of Building 3 appears consistent with this 

objective, the scale of the building is disproportionately large given 
the proposed footprint and overall square footage. 

 
iii. Architectural Elements and Projections 

  
 Sec. 5.15.5.F.3.a. requires that buildings “incorporate interruptions 
and variety into the wall plane to create interest and variety at the 

streetscape while maintaining a consistent architectural style and 
connection to its surroundings. Examples include offsets, recessed 

entrances, arcades, awning and canopies, bay windows, roof 
overhangs, expression lines, shadow lines, porches and balconies.” 
 

A partial colonnade has been added to the primary façade 
underneath a second-floor balcony. 

 
Finding: Overall, the building design meets this objective, but some 
details architectural details require refinement, which are discussed 

in II.B.4. 
 

3. Sec. 5.15.6 (Architectural Standards) 
 
 As stated in the introduction paragraph to Sec. 5.15.6, the primary goal of 

architectural standards is authenticity to “encourage Bluffton vernacular 
architecture and construction which is straightforward and functional, and 

which draws its ornament and variety from the traditional assembly of 
genuine materials.” Town Staff has reviewed the revised plans for 
compliance with the applicable requirements for architectural standards. 

Except for the following applicable standards, compliance with Sec. 5.15.6 
has been demonstrated: 

 

71 Calhoun St 

Bldg 2 (Proposed) 
7,734 sf 3,492 sf 

55 Bridge St 

Moonlit Lullaby 
3,420 sf 1,710 sf 

20 Calhoun St 

Planter’s Mercantile 
3,816 sf 2,156 sf 

40 Calhoun St 

Stonewall Cottage 

(Bldg 1) 

4,360 sf 2,315 sf 

55 Calhoun St 

The Pearl 
3,060 sf 2,124 sf 

14 Church St 

 
4,745 sf 1,892 sf 

16 Church St 

(Proposed) 

 

5,015 sf 1,892 sf 
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i. Sec. 5.15.6.E. (Architectural Standards, Special Building 
Elements and Appurtenances) 

 
Finding: Sec. 5.15.6.E.7 (Dormers): The size and proportion of 

the overhang, as well as the width and height of the dormer in 
relationship to the scale of the structure must be considered. As 
proposed, the projection with the dormer is somewhat visually 

awkward. The header space between the windows and the eave 
appears too tall. Lowering the rafter bearing and raising the 

window height should improve this. Also, the horizontal band 
beneath the windows and window sills seems unnecessary and 
should be removed. 

  
ii. Sec. 5.15.6.H. (Architectural Standards, Columns, Arches, Piers, 

Railings and Balustrades) 
 

Findings:   
 
• Most columns could benefit from trim at the base and capitals. 

 

• Brackets are simple square cut timbers that could benefit from 
details such as end cut profiles or corner chamfers to have a 

better relationship with the open tailed rafters. 
 

iii. Sec. 5.15.6.J. (Architectural Standards, Roofs and Gutters) 
 

Finding:  If gutters are to be provided, only copper, galvanized 

steel or aluminum (14-18 gauge) material is permitted. 
Downspouts must match gutters in material and finish. If they 

are to be provided in the future, they would be reviewed through 
the Site Feature – HD process. 

 

iv. Sec. 5.15.6.K. (Architectural Standards, Garden Walls, Fences 
and Hedges) 

 
Finding:  Provide fence details for the east elevation that shows 
consistency with 5.15.6.K.2.b. (i.e., side yard walls or fences shall 

not be taller than 36 inches and must be a permitted finish 
material and configuration). 

 

 

v. Sec. 5.15.6.P. (Architectural Standards, Cornice, Soffit and Frieze) 
 
Finding:  For consistency with the rest of the building, provide 
rafter tails on roof overhangs for new windows and doorways on 

the North Elevation. 
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C. Section 3.18.3.D. The nature and character of the surrounding area and 
consistency of the structure with the harmony of the surrounding 

neighborhood. 
 

Finding.  The perception of the scale of Building 3 has not be altered 

considerably although height for a portion of the building has been lowered 

to match adjacent Building 2. At a proposed 80 feet in length and a footprint 

of 3,285 square feet, it is larger than other existing buildings in the 

immediate vicinity. Architecturally, the Applicant has been considerate of a 

more residential character for this portion of Bridge Street but has not 

reduced the building’s length or footprint that could allow for a more 

consistent scale with other buildings. 

The NCE-HD district is where the greatest range of traditional building types 

are expected and encouraged to be compatible with the surrounding built 
environment and neighboring buildings to maintain the character and 
integrity of the district.  The reduction of the length and building footprint 

in combination with compliance with the general and architectural 
standards could result in a more compatible building that is in keeping with 

the Old Town’s character.  
 

D. Section 3.18.3.F.  The historic, architectural, and aesthetic features of the 

structure including the extent to which its alteration or removal would be 
detrimental to the public interest. 

 

Finding.  As new construction is proposed, alteration or removal of building 

features will not occur; however, its architectural and aesthetic features are in 

the public interest, which was manifested in the Old Town Bluffton Master Plan.  

As new construction is infill development, it must comply with the purpose and 

intent of the Neighborhood Center Historic District (Sec. 4.2.11.B), which 

states that the continued reuse of historic structures will help to create a 

complete mixed-use environment and that careful infill development that will 

respect existing buildings with regards to building placement, massing and 

scale is both expected and encouraged [emphasis added]. 

  

E. Section 3.18.3.H.  The application must comply with applicable requirements 
in the Applications Manual.  

 
Finding.   As the work proposed in the scope of this project exceeds the 

currently approved Development Plan, a decision on the Development Plan 

Amendment (DP-11-17-011473) will be forthcoming as the Development Plan 

could change based on the outcome of this COFA. A Development Plan must 

be approved in advance of this application’s final approval.  Applicable 

elements of an approved COFA-HD must be shown on the Development Plan.  
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Additionally, a Subdivision Plan reflecting the proposed lot lines must be 

submitted, reviewed and approved prior to issuance of this Certificate of 

Appropriateness-HD. 

Signage is not included in this request; Site Feature – HD permits are required 

for any proposed signage at this location. 

 

STAFF RECOMMENDATION:   

It is the charge of the HPC to assess and interpret the standards and guidelines set 

forth in the UDO as they pertain to applications using the review criteria established 

in the UDO and to take appropriate action as granted by the powers and duties set 

forth in Section 2.2.6.E.2.  The HPC has the authority to take the following actions 

with respect to this application: 

1. Approve the application as submitted by the Applicant; 
2. Approve the application with conditions; or 

3. Deny the application as submitted by the applicant. 

The HPC motion from the August 5 meeting included the following: 1) Address 

conditions  1-5 and 8 from the staff report to the HPC dated August 5; 2) Revise the 

building height to provide a mass and scale that better reflects the residential 

character of Bridge Street, and that is comparable to the revised height for Building 

2; and, 3) Provide articulation on the North Elevation to reduce the building’s mass 

and the appearance of flatness. 

1. Conditions 1-5 and 8 were addressed as follows: 

 

• Conditions 1-3 are items that will need to be submitted before an 

approved COFA can be issued, including: a) satisfaction of all 

Development Review Committee comments and approval of the Final 

Development Plan per Sec. 3.10; and, b) an approved and recorded 

Subdivision Plat per Sec. 3.11. Before any signage can be approved for 

this location, a Site Feature-HD Permit must be issued per Sec. 3.19. 

 

• Condition 4: Per Section 5.15.5.B. of the UDO, the western property line 

was adjusted to be no closer than eight (8) feet from the nearest 

building wall and the northern (rear) property line was adjusted to be 

no closer than 25 feet from the nearest building wall.   

 

• Condition 5: Shopfront buildings require 75% transparency. The 

Applicant’s Narrative indicates that 53% transparency is provided on the 

Bridge Street elevation, which includes the expansion of two windows 

since the last submission. Bridge Street is a secondary frontage. The 

HPC must make a determination if this percentage is satisfactory.   
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• Condition 8: Per Section 5.14.3, Architectural Guidelines, the design of 

all applicable structures including habitable structures, walls, fences, 

light fixtures and accessory and appurtenant structures shall be 

unobtrusive and of a design, material and color that blend harmoniously 

with the natural surroundings, and the scale of neighboring 

architecture,.  Innovative, high quality design and development is 

strongly encouraged to enhance property values and long-term 

economic assets.  These conditions have been addressed elsewhere in 

this report. 

 

2. The building height has been reduced in an effort to provide a mass and scale 

that “reflects the residential character of Bridge Street and that is comparable 

to the revised for adjacent Building 2 (which is 35.9 ft at the ridge of the gable 

facing Calhoun Street and 33.9 ft at the ridge of side-facing gable). The ridge 

heights for Building 3 have changed as follows: a) from 36.6 ft to 33.9 ft at 

the ridge of the front-facing gable; b) 31.4 ft to 32 ft at the center side-facing 

gable; and, c) 27.6 ft. to 27.8 ft. for the eastern side-facing gable. 

 

3. More articulation to reduce the perception of mass and flatness of the North 

Elevation was provided, according to the Applicant’s Narrative, by providing 

two second floor bracketed balconies and two ground floor windows. 

Additionally, for the application to be advanced, Town Staff has determined that the 

following items must be satisfactorily addressed: 

 

1.  Sec. 5.15.6.E.7. (Dormers) 
 
The size and proportion of the overhang, as well as the width and height of the 

dormer in relationship to the scale of the structure must be considered. As 
proposed, the projection with the dormer is somewhat visually awkward. The 

header space between the windows and the eave appears too tall. Lowering 
the rafter bearing and raising the window height should improve this. 
Additionally, the horizontal band beneath the windowsill seems unnecessary 

and should be removed. 
 

2. Sec. 5.15.6.H.(Columns, Arches, Piers, Railings, Balustrades): 
 
a. The porch and balcony posts could benefit from trim details at the base 

and cap. 
 

b. In order to provide a similar detail to the open rafter tails at the roofline, 
provide end cut profiles or corner chamfers instead of square cut timbers 
for the brackets. 
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3. Sec. 5.15.6.K. (Architectural Standards, Garden Walls, Fences and Hedges) 
 

Provide fence details for the east elevation that show consistency with 
5.15.6.K.2.b. (i.e., side yard walls or fences shall not be taller than 36 inches 

and must be a permitted finish material and configuration). 
 

4. Sec. 5.15.6.J.(Roofs and Gutters): 

 

If gutters are to be provided, only copper, galvanized steel or aluminum (14-
18 gauge) material is permitted. Downspouts must match gutters in material 

and finish. If they are to be provided in the future, they would be reviewed 
through the Site Feature – HD process. 

 
5. Sec. 5.15.6.P.(Cornice, Soffit and Frieze): 

 

Provide rafter tails on new canopies over doors and windows on the North 
Elevation to match the eaves on the building. 

 

In addition to the above conditions specific to the COFA-HD, the following shall 

also be required: 

1. Per UDO Section 3.10, the Development Plan for the parcel that includes 
Buildings 1, 2 and 3 must be approved prior to the issuance of a COFA-HD for 

Building 3. The Development Plan shall be consistent with the approved COFA-
HD and address all comments provided by the Development Review 

Committee. 
 
2. Per UDO Section 3.11, a Subdivision Application must be submitted, reviewed, 

approved and recorded prior to the issuance of a COFA-HD for Building 3. 
 

3. Per UDO Sec. 3.19, a Site Feature – HD permit is required for any proposed 
signage for the location of Building 3. 

 
 

ATTACHMENTS: 

1. Location Map 

2. Zoning Map 
3. Revised Narrative 

4. Site Photos  
5. Application 
6. Site Plan & Elevations 

7. Landscape Plans 
8. Perspectives  

9. Building Comparison Table 
10.Comparison of Elevations  
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August 17, 2020 

 

 

 

Katie Peterson, Senior Planner 

Town of Bluffton 

20 Bridge Street 

P.O. Box 386 

Bluffton, SC 29910 

 

 

Project: 71 Calhoun Street 

 

Re: Project Summary Narrative 

 

 

Please find the documents enclosed for this re-submission to the HPC for Final Review. The enclosed contains 

revised design documents based upon the HPC meeting on August 5, 2020.  All three buildings have been revised 

based upon the specific feedback at the HPC meeting, which has resulted in additional reduction of mass and 

scale.  The footprint and square footage have been modified slightly but generally have been maintained from 

the previous final HPC meeting, where action was tabled.  Additional data points have been added to the building 

summaries below.  Each building typology is outlined as: 

 

 

Building 1 Summary: 

 

District: Neighborhood Center Historic District (NCE-HD) 

Use: Mixed-Use Commercial (Retail/Office) and Residential 

Building Type: Additional Building Type with Main Street Building Typology 

Height: 2 ½ stories 

Front Build-to Zone: 0’-10’  

Lot Width: 95’ 

Rear Setback: 25’ 

Side Setbacks: 5’  

Square Footage: 

 3,350SF - 1
st
 Floor  

 3,330 SF - 2
nd

 Floor  

    820 SF - Loft  

 7,500 SF - Total:  

Floor to Floor Heights: 

 First to Second – 12’-0” 

 Second to Loft – 10’-0” 

Main Ridge Height – 32’-2” 

Max Ridge Height – 35’-9” (cross gable) 

Average Ridge Height – 33’-3” 

Special Building Elements and Appurtenances: Colonnade and Awning 

Materials: Painted cementitious Siding and Cherokee Moss Town Brick 

Railings: Painted Wood 

Roof: Standing seam metal roof 

Columns: Painted wood 

Shopfront: Along Calhoun St and a limited amount along Green St (modulation request to maintain a 

more residential character along Green St – additional building type) – 80% along Calhoun St. 

 

  



 

HPC Review Comments / Responses: 

1. Comment: Increase the building transparency along Calhoun St to a minimum of 75%.  

Response: The building transparency along Calhoun St has been increased to meeting the 

shopfront criteria.  Eighty percent (80%) of the first floor to ceiling is glazing along Calhoun St.  

2. Comment: Reduce the scale and mass of the building to make it more proportional with 

Buildings 2 and 3  Response: The overall building height and ridge height have been reduce 

to an average ridge height of 33’-3”  The main ridge height is set near the Moonlight Lullaby 

ridge at 33’-9”.  The center cross gable is set at 35’-9”, the same as Building #2.      

3. Comment: Calhoun St is a more commercial oriented thoroughfare.  Response: The detailing 

along Calhoun ST has been adjusted slightly to provide a more commercial presence to the 

building at the first floor. 

 

 

Staff Report Comments / Responses: 

1. Acknowledged - The DRC submission was submitted to the Town of Bluffton on 5/12/2020 

2. Acknowledged - A subdivision plat was submitted with the DRC application 

3. Acknowledged – A HD permit will be submitted for any proposed signage  

4. The side setback for an additional building type is 5’.  However, the building has been adjusted 

to accommodate an 8’ side setback on both sides. 

5. The transparency of the Calhoun St façade has been increased to 80% on the first floor to 

ceiling. The applicant has requested a deviation for the Green St façade due to its more 

residential context.  However, some additional glazing has been added at the corner of 

Calhoun and Green.  The result is an additional building type. 

6. As noted during the HPC review, the facades are not “unarticulated.”  Simple offsets are, and 

have been, present in the design.  The building area was reduced, and the overall height was 

reduced to be similar in height to other buildings in the district.  In comparison to the recently 

approved building on Church St, which has a similar ridge height.  The main ridge height is 

the same as Moonlight Lullaby.   

7. As described, this district provides the greatest range of traditional building types that are 

expected and encouraged.  They have a smaller footprint than May River Montessori, but a 

similar square footage.  The building is comparable in height to Moonlight Lullaby, even 

though it is in a different district.  It is 2.5 stories for approximately 800 SF of the building, 

while a majority of the building is 2 stories.  There are numerous buildings of similar height 

(and even higher) in this zoning district.  The Fripp House is three (3) stories.   

8. The design and details are respectful of the neighboring properties.   

 

 

Additional Modifications: 

1. Balconies were added on the rear of the building to provide additional detail and character. 

2. Shopfront windows were added on the Green St elevation. 

 

Building 2 Summary: 

 

District: Neighborhood Center Historic District (NCE-HD) 

Use: Mixed-Use Commercial (Restaurant) and Residential 

Building Type: Additional Building Type with Main Street Building Typology 

Height: 2 ½ stories 

Front Build-to Zone: 0’-10’ 

Lot Width: 89’ 

Rear Setback: Varies 

Side Setbacks: 8’ 

Square Footage: 

 3,500 SF - 1
st
 Floor  

 3,225 SF - 2
nd

 Floor  

  1,025 SF - Loft  

 7,750 SF - Total:  



 

Floor to Floor Heights: 

 First to Second – 14’-0” 

 Second to Loft – 10’-0” 

Main Ridge Height – 33’-9” (Calhoun St) 

Max Ridge Height – 35’-9”  

Average Ridge Height – 34’-4” 

Special Building Elements and Appurtenances: Colonnade and Awning 

Materials: Painted cementitious Siding and Cherokee Moss Town Brick 

Railings: Painted Wood 

Roof: Standing seam metal roof 

Columns: Painted wood 

Shopfront: Along Calhoun St and Bridge St (partially).  - 81% along Calhoun St. 

 

HPC Review Comments / Responses: 

1. Comment: Adjust the ridge height of the corner gable to within 2ft of Moonlight Lullaby, 

which is 33’-9” per the drawings on file.  Response: The corner gable has been reduced to 

35’-9”.  The majority of the building is 2 stories with a main ridge height of 33’-9” along 

Calhoun St.   

2. Comment: Simplify the front columns.  Response: The brick columns have been removed 

and replaced with simpler wood columns on a brick plinth 

3. Comment: The gable end shutter should match the other shutters.  Response: The shutter 

has been modified to match the other shutters on the building. 

4. Comment: Define the materials at the shop front corner.  Response: The material is a painted 

cementitious panel material. 

5. Comment: The service screen height is taller than allowed.  Response: During the meeting, 

the commission noted that the taller 9ft service screen was acceptable in order to screen the 

vent hood. 

6. Comment: The large oak tree is a very important site feature Response: The applicant will 

provide an arborist report noting tree care prior to, during, and after construction.   

 

Staff Report Comments / Responses: 

1. Acknowledged - The DRC submission was submitted to the Town of Bluffton on 5/12/2020 

2. Acknowledged - A subdivision plat was submitted with the DRC application 

3. Acknowledged – A HD permit will be submitted for any proposed signage  

4. The shutter on the north elevation has been revised to match the detail of the other building 

shutters. 

5. The siding material on the first floor of the southwestern corner is a painted cementitious siding 

panel 

6. Acknowledged – A HD permit will be submitted for the seating area’s approval  

7. The height of the service screen fence was maintained at 9ft in order to screen the vent hood.  

We are respectfully requesting a deviation from this standard. 

8. The transparency of the Calhoun St façade is 81% on the first floor to ceiling. The applicant 

has requested a deviation for the Bridge St façade due to its more residential context.  

However, the shopfront requirement does exist along the first 30ft of Bridge Street before it 

transitions to the more residential detailing.  The result is an additional building type. 

9. As noted during the HPC review, the facades are not “unarticulated.”  Simple offsets are, and 

have been, present in the design.  The building area was reduced, and the overall height was 

reduced to be similar in height to other buildings in the district.  In comparison to the recently 

approved building on Church St, which has a similar ridge hgt.  The max ridge height is 2ft 

above the Moonlight Lullaby across the street.   

10. As described, this district provides the greatest range of traditional building types that are 

expected and encouraged.  They have a smaller footprint than May River Montessori, but a 

similar square footage.  The building is comparable in height to Moonlight Lullaby, even 

though it is in a different district.  It is 2.5 stories for approximately 1,000 SF of the building, 

while a majority of the building is 2 stories.  There are numerous buildings of similar height 

(and even higher) in this zoning district.  The Fripp House is three (3) stories.   



 

11. The design and details are respectful of the neighboring properties.   

 

Additional Modifications: 

1. A window with bracketed awning was added to the north façade. 

 

 

Building 3 Summary: 

 

District: Neighborhood Center Historic District (NCE-HD) 

Use: Mixed-Use Commercial (Retail/Office) and Residential 

Building Type: Additional Building Type with Main Street Building Typology 

Height: 2 ½ stories 

Front Build-to Zone: 0’-10’ 

Lot Width: 95’ 

Rear Setback: 25’ 

Side Setbacks: 5’ 

Square Footage: 

 3,285 SF - 1
st
 Floor  

 3,070 SF - 2
nd

 Floor  

 1,270 SF - Loft  

 7,625 SF - Total:  

Floor to Floor Heights: 

 First to Second – 12’-0” 

 Second to Loft – 10’-0” 

Main Ridge Height – 32’-0” 

Max Ridge Height – 33’-9”  

Average Ridge Height – 31’-8” 

Special Building Elements and Appurtenances: Colonnade and Awning 

Materials: Painted cementitious Siding and Cherokee Moss Town Brick 

Railings: Painted Wood 

Roof: Standing seam metal roof 

Columns: Painted wood 

Shopfront: A request for a deviation from the Shopfront requirement along Bridge St due to the more 

residential character.  – 53% along Bridge St. 

 

HPC Review Comments / Responses: 

1. Comment: Revise the building height to reduce the scale.  Response: The building height has 

been reduced on the 2 ½ story west gable to be similar to Moonlight Lullaby.  The remaining 

two (2) story portion of the building is substantial reduced in context to other structures in the 

area.  The average ridge height is 31’-8” with the lowest ridge towards the Heyward House at 

25’-6”.  This ridge height of the eastern side of the building is comparable to the Heyward 

House and substantially less that the Fripp House, the two primary residential structures in this 

district along Bridge St.   

2. Comment: The north façade should be more articulated.  Response: The north façade has 

been revised to include bracketed balconies and additional windows.      

 

 

Staff Report Comments / Responses: 

1. Acknowledged - The DRC submission was submitted to the Town of Bluffton on 5/12/2020 

2. Acknowledged - A subdivision plat was submitted with the DRC application 

3. Acknowledged – A HD permit will be submitted for any proposed signage  

4. The side setback for an additional building type is 5’. The building and site plan have been 

adjusted to comply. 

5. The transparency of the Bridge Street façade has been increased on the first floor. The 

percentage is 53%.  However, the applicant has requested a deviation for the Bridge St façade 

due to its more residential context.  The result is an additional building type. 



 

6. As noted during the HPC review, the facades are not “unarticulated.”  Simple offsets are, and 

have been, present in the design.  The building area was reduced, and the overall height was 

reduced to be similar in height to other buildings in the district.  The average ridge height is 

less than Moonlight Lullaby across the street.   

7. As described, this district provides the greatest range of traditional building types that are 

expected and encouraged.  They have a smaller footprint than May River Montessori, but a 

similar square footage.  The building is comparable in height to Moonlight Lullaby, even 

though it is in a different district.  It is 2.5 stories for approximately 1,000 SF of the building, 

while a majority of the building is 2 stories.  The lowest ridge height is comparable to the 

Heyward House.  There are numerous buildings of similar height (and even higher) in this 

zoning district.  The Fripp House is three (3) stories.   

8. The design and details are respectful of the neighboring properties.   

 

 

Additional Modifications: 

1. Balconies were added on the rear of the building to provide additional detail and character. 

2. Additional windows have been added to the first floor on the south elevation to increase the 

transparency slightly. 

 

 

Kind regards, 

 

 

 

James C. Atkins 

Court Atkins Group 
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TOWN OF BLUFFTON 
CERTIFICATE OF APPROPRIATENESS- OLD TOWN BLUFFTON 
HISTORIC DISTRICT (HD) APPLICATION 

Town of Bluffton Certificate of Appropriateness-Historic District Application Last Updated:  4/8/2014 

Growth Management Customer Service Center 
20 Bridge Street 

Bluffton, SC 29910 
(843)706-4522 

www.townofbluffton.sc.gov 
applicationfeedback@townofbluffton.com 

Applicant Property Owner 

Name: Name: 

Phone: Phone: 

Mailing Address: Mailing Address: 

E-mail: E-mail: 

Town Business License # (if applicable): 

Project Information (tax map info available at http://www.townofbluffton.us/gis/) 

Project Name: Conceptual: Final: Amendment: 

Project Location: Application for: 

 New Construction    

      Renovation/Rehabilitation/Addition 

      Relocation or Demolition   

Zoning District: 

Acreage: 

Tax Map Number(s): 

Project Description: 

Minimum Requirements for Submittal 
1. Full sized copies and digital files of the Site Plan(s).  One (1) set for Conceptual, two (2) sets for Final
2. Full sized copies and digital files of the Architectural Plan(s). One (1) set for Conceptual, two (2) sets for Final
3. Project Narrative describing reason for application and compliance with the criteria in Article 3 of the UDO.
5. All information required on the attached Application Checklist.
6. An Application Review Fee as determined by the Town of Bluffton Master Fee Schedule. Checks made payable

to the Town of Bluffton.

Note: A Pre-Application Meeting is required prior to Application submittal. 

Disclaimer: 
The Town of Bluffton assumes no legal or financial liability to the applicant or any 
third party whatsoever by approving the plans associated with this permit. 

I hereby acknowledge by my signature below that the foregoing application is complete and accurate and that I am 
the owner of the subject property.  As applicable, I authorize the subject property to be posted and inspected. 

Property Owner Signature: Date: 

Applicant Signature: Date: 

For Office Use 

Application Number: Date Received:  

Received By:  Date Approved:  
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TOWN OF BLUFFTON 
CERTIFICATE OF APPROPRIATENESS-  

OLD TOWN BLUFFTON HISTORIC DISTRICT (HD) APPLICATION 
PROCESS NARRATIVE 

Town of Bluffton Certificate of Appropriateness- Historic District Application                                                                      Last Updated:  4/8/2014                     

 
The following Process Narrative is intended to provide Applicants with an understanding of the respective application process, 
procedures and Unified Development Ordinance (UDO) requirements for obtaining application approval in the Town of Bluffton.  While 
intended to explain the process, it is not intended to repeal, eliminate or otherwise limit any requirements, regulations or provisions of 
the Town of Bluffton’s UDO. Compliance with these procedures will minimize delays and assure expeditious application review.  
 
Step 1.  Pre-Application Meeting Applicant & Staff 

Prior to the filing of a Certificate of Appropriateness-HD Application, the Applicant is required to consult with the UDO Administrator at 
a Pre-Application Meeting for comments and advice on the appropriate application process and the required procedures, 
specifications, and applicable standards required by the UDO.  

Step 2.  Application Check-In Meeting – Concept Review Submission Applicant & Staff 

Upon receiving input from Staff at the Pre-Application Meeting, the Applicant may submit a Concept Review Submission of the 
Certificate of Appropriateness Application with the required submittal materials during an Application Check-In Meeting where the 
UDO Administrator will review the submission for completeness.  

Step 3.  Review by UDO Administrator and HPC Staff 

If the UDO Administrator determines that the Concept Review Submission of the Certificate of Appropriateness-HD Application is 
complete, it shall be forwarded to the Historic Preservation Review Committee. The Review Committee shall review the application 
and prepare written comment for review with the Applicant. 

Step 4.  Historic Preservation Review Committee  Applicant, Staff & Historic Preservation 
Review Committee 

A public meeting shall be held with the Applicant to the review the Review Committee’s Staff Report and discuss the application. The 
Review Committee shall review the Concept Review Submission for compliance with the criteria and provisions in the UDO. The 
Applicant will be given the opportunity to address comments, if any, and resubmit the application materials to proceed to the Final 
Review Submission.   

Step 5.  Application Check-In Meeting - Final Review Submission Applicant & Staff 

The Applicant shall submit the completed Final Review Submission of the Certificate of Appropriateness Application with the required 
submittal materials during a mandatory Application Check-In Meeting where the UDO Administrator will review the submission for 
completeness. 

Step 6.  Historic Preservation Commission Meeting Applicant, Staff & Historic Preservation 
Commission 

A public meeting shall be held with the Applicant where the HPC shall review the Final Application materials of the Certificate of 
Appropriateness-HD Application for compliance with the criteria and provisions in the UDO.  The HPC may approve, approve with 
conditions, or deny the application. 

Step 7. Issue Certificate of Appropriateness Staff 

If the HPC approves the Certificate of Appropriateness-HD Application, the UDO Administrator shall issue the Certificate of 
Appropriateness-HD. 
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TOWN OF BLUFFTON  
CERTIFICATE OF APPROPRIATENESS – HISTORIC DISTRICT  

PROJECT ANALYSIS 

  Last Updated: 4/8/2014 

 In accordance with the Town of Bluffton Unified Development Ordinance (UDO), the following information shall 
be included as part of a Certificate of Appropriateness application submitted for review by the Historic 
Preservation Commission (HPC) and the Historic Preservation Review Committee.  The use of this checklist by 
Town Staff or the Applicant shall not constitute a waiver of any requirement contained in the UDO. 
 

1. DESIGN REVIEW PHASE CONCEPTUAL REVIEW   FINAL REVIEW 
2. SITE DATA 
Identification of Proposed Building Type (as defined in Article 5): 

Building Setbacks Front: Rear: Rt. Side: Lt. Side: 

3. BUILDING DATA 

Building 
Description 

(Main House, Garage, Carriage 
House, etc.) 

Existing Square 
Footage 

Proposed Square 
Footage 

Main Structure    

Ancillary    

Ancillary    

4. SITE COVERAGE 

Impervious Coverage Coverage (SF) 

Building Footprint(s)  

Impervious Drive, Walks & Paths  

Open/Covered Patios  

A.TOTAL IMPERVIOUS COVERAGE  

B.TOTAL SF OF LOT  

% COVERAGE OF LOT (A/B= %)  

5. BUILDING MATERIALS 

Building Element Materials, Dimensions, 
and Operation  

Building Element Materials, Dimensions, 
and Operation 

Foundation  Columns  

Walls  Windows  

Roof  Doors  

Chimney  Shutters  

Trim  Skirting/Underpinning  

Water table  Cornice, Soffit, Frieze  

Corner board  Gutters  

Railings  Garage Doors  

Balusters  
Green/Recycled Materials 

 

Handrails   

ATTACHMENT 5



TOWN OF BLUFFTON  
CERTIFICATE OF APPROPRIATENESS – HISTORIC DISTRICT  

APPLICATION CHECKLIST 

Town of Bluffton Applications Manual 2 of 3 Last Updated:  4/8/2014 

Note:  Certificate of Appropriateness application information will vary depending on the activities proposed.  
At a minimum, the following items (signified by a grayed checkbox) are required, as applicable to the 
proposed project.   

Concept Final BACKGROUND INFORMATION.   

  COMPLETED CEFTIFICATE OF APPROPRIATENESS-HD APPLICATION: A 
competed and signed application providing general project and contact information.    

  PROPERTY OWNER CONSENT:  If the applicant is not the property owner, a letter of 
agency from the property owner is required to authorize the applicant to act on behalf of 
the property owner. 

  PROJECT NARRATIVE:  A detailed narrative describing the existing site conditions and 
use, the proposed development intent with proposed uses and activities that will be 
conducted on the site.  Include a description of the proposed building type and proposed 
building materials as permitted in Article 5.  

  DEED COVENANTS/RESTRICTIONS:  A copy of any existing deed covenants, 
conditions and restrictions, including any design or architectural standards that apply to 
the site.  

  ADDITIONAL APPROVALS: A written statement from the Declarant of any deed 
covenants, conditions, or restrictions and/or the Review Body of any design or 
architectural standards that the current design has been reviewed for consistency with the 
established restrictions/design principles and approved.    

Concept Final SITE ASSESSMENT.   
  

 
LOCATION MAP: Indicating the location of the lot and/or building within the Old Town 
Bluffton Historic District with a vicinity map. 

  PROPERTY SURVEY:  Prepared and sealed by a Registered Land Surveyor indicating the 
following, but not limited to: 
x All property boundaries, acreage, location of property markers, name of county, municipality, 

project location, and parcel identification number(s); 
x Municipal limits or county lines, zoning, overlay or special district boundaries, if they traverse 

the tract, form a part of the boundary of the tract, or are contiguous to such boundary; 
x All easements of record, existing utilities, other legal encumbrances, public and private 

rights-of-way, recorded roadways, alleys, reservations, and railways;  
x Existing watercourses, drainage structures, ditches, one-hundred (100) year flood elevation, 

OCRM critical line, wetlands or riparian corridors top of bank locations, and protected lands 
on or adjacent to the property; 

x Location of existing buildings, structures, parking lots, impervious areas, public and private 
infrastructure, or other man-made objects located on the development property; and 

x North arrow, graphic scale, and legend identifying all symbology.    

 
 

 SITE PLAN:  Showing layout and design indicating, but not limited to:  
x All property survey information showing all building footprint(s) with finish floor elevations, 

setbacks and build-to lines, building location(s), building orientation(s); 
x Overall lot configuration depicting ingress/egress, circulation, driveways, parking areas, 

patios, decks, pools, hardscape, service yards and all other site amenities;  
x Pedestrian circulation elements and ensuring design shows ADA accessibility compliance. 

Location, layout, and number of vehicular and bicycle parking spaces bicycle parking, and 
ensuring design shows ADA accessibility compliance; and 

x Include detailed dimensions as necessary and appropriate to demonstrate compliance with 
all applicable standards and requirements. 
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TOWN OF BLUFFTON  
CERTIFICATE OF APPROPRIATENESS – HISTORIC DISTRICT  

APPLICATION CHECKLIST 

Town of Bluffton Applications Manual 3 of 3 Last Updated:  4/8/2014 

 
 

SIGN AND RETURN THIS CHECKLIST WITH THE APPLICATION SUBMITTAL 
ALL SUBMITTALS MUST BE COLLATED AND FOLDED TO 8-1/2” X 11” 

 
By signature below I certify that I have reviewed and provided the submittal items listed above.  Further, I 
understand that failure to provide a complete, quality application or erroneous information may result in the delay 
of processing my application(s). 
 
 
______________________________________________________  _______________________ 
Signature of Property Owner or Authorized Agent    Date 
 
 
______________________________________________________ 
Printed Name 

  
 

PHOTOS: Comprehensive color photograph documentation of the property, all exterior 
facades, and the features impacted by the proposed work.  If digital, images should be at 
a minimum of 300 dpi resolution.  

Concept Final ARCHITECTURAL INFORMATION. 

  CONCEPTUAL ARCHITECTURAL SKETCHES:  Sketch of plans, elevations, details, 
renderings, and/or additional product information to relay design intent.   

  FLOOR/ROOF PLANS:  Illustrate the roof and floor plan configurations.  Include all 
proposed uses, walls, door & window locations, overall dimensions and square footage(s).  

  ELEVATIONS:  Provide scaled and dimensioned drawings to illustrate the exterior 
appearance of all sides of the building(s).  Describe all exterior materials and finishes and 
include all building height(s) and heights of appurtenance(s) as they relates to adjacent 
grade, first floor finished floor elevations, floor to ceiling height for all stories, existing and 
finish grades for each elevation.  

  
 
 

ARCHITECTURAL DETAILS:  Provide scaled and dimensioned drawings to show the 
configuration and operation of all doors, windows, shutters as well as the configuration 
and dimensional information for columns and porch posts, corner boards, water tables, 
cupolas and roof appurtenances, gutters and downspouts, awnings, marquees, balconies, 
colonnades, arcades, stairs, porches, stoops and railings.  

 
 

 
 

MANUFACTURER’S CUT SHEET/SPECIFICATIONS:  Include for all atypical building 
elements and materials not expressly permitted by Article 5 of the UDO with sizes and 
finishes noted.  

Concept Final LANDSCAPE INFORMATION. 
  TREE REMOVAL PLAN:  A site plan indicating location, species, and caliper of existing 

trees and trees to be removed. 
  LANDSCAPE PLAN:  Plan must include proposed plant materials including names, 

quantities, sizes and location, trees to be removed/preserved/relocated, areas of planting, 
water features, extent of lawns, and areas to be vegetated.  Plant key and list to be 
shown on the landscape plan as well as existing and proposed canopy coverage 
calculations.   

Concept Final ADDITIONAL REQUIRED INFORMATION (Single-Family Residential Excluded). 
  PRELIMINARY DEVELOPMENT PLAN APPLICATION:  Submit a Preliminary 

Development Plan Application along with all required submittal items as depicted on the 
application checklist.    
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71 CALHOUN STREET - BUILDING 3
71 CALHOUN STREET

BLUFFTON, SOUTH CAROLINA
FINAL HISTORIC PRESERVATION COMMISSION MEETING
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SECOND FLOOR

LOFT FLOOR

10
' -

 0
"

12
' -

 0
"

STANDING SEAM 
METAL ROOF

WOOD RAILING

SMOOTH FIBER 
CEMENT LAP 
SIDING 7" EXPOSURE

SMOOTH FIBER CEMENT
PANEL

BRICK VENEER

MOONLIT LULLABY RIDGE HEIGHT
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1/8" = 1'-0"
1 WEST



FIRST FLOOR HT.

SECOND FLOOR

LOFT FLOOR

5/4 x 6 PT WOOD DECKING

10" COX COLUMN

1x4 KDAT SLEEPERS @ 24" O.C.

PT WOOD 3X6 TRIM BAND

1X10 HARDIE TRIM

BUILT UP BEAM: SEE STRUCTURAL

10" COX COLUMN

3'
 - 

1"

3'
 - 

6"

2 
1/

2"

10
'-0

"
12

'-0
"

STANDING SEAM METAL ROOF - INSTALL PER MANUF. 
SPECS.

2x10 ROOF RAFTERS W/ HURRICANE CLIPS (SEE STRUCTURAL ENG. 
DOCUMENTS FOR ALL CONNECTION AND TIE DOWN DETAILS / INTERVALS)

1X6 PT V-GROOVE CEILING

1X12 HARDIE TRIM BAND (BLOCKING AS
NEEDED) ON 1X10 HARDIE TRIM BAND

1X3 HARDIE FASCIA

2x6 RAFTER TAILS - SISTERED TO ROOF RAFTERS @ 
16" O.C.

AL
IG

N

PT WOOD 2X4 WITH CHAMFER

PT WOOD 4X4 WITH CHAMFER

10" COX COLUMN BEYOND

2X2 WOOD PICKET WITH 4 1/2" O.C.

2X4 WITH CHAMFER

1x6 PT V - GROOVE
CEILING

HARDIE SOFFIT PANEL

1X6 HARDIE TRIM

AL
IG

N

AL
IG

N
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1/2" = 1'-0"
1 PORCH WALL SECTION



SECOND FLOOR

5/8 GYP.

2X6 BOTTOM PLATE

3/4" T&G PLYWOOD DECKING ON 2X16 JOISTS (OR EQUAL) 
FLOOR STRUCTURE (SEE STRUCTURAL  ENG. DOCUMENTS FOR 
INTERVAL)

2X6 DOUBLE TOP
PLATE

RIM JOIST & PERIMETER BEAM 
PER STRUCTURAL ENGINEER DOCUMENTS

SMOOTH FIBER CEMENT LAP SIDING - 7" EXPOSURE 
ON UNDERLAY ON 1/2" SHEATHING

4" / 12"

5'-0"

2X6 STUDS @ 16" O.C.

FLASHING

FLASHING

1'
-4

"

METAL ROOF 
STANDING SEAM

5/8" THRU BOLT
BLOCK BETWEEN STUDS

SIMPSON LRU 26 Z
HANGER AT EACH RAFTER

5/8" THRU BOLT
BLOCK BETWEEN STUDS

NON VENTED SMOOTH
FIBER CEMENT SOFFIT

6 X 12 PT

HURRICANE ANCHOR
AT EACH RAFTER PER
ENGINEER

COUNTER SUNK AND DRILLED 
BOLTS TO BE PLUGGED, SANDED 
SMOOTH AND PAINTED

COUNTER SUNK AND DRILLED 
BOLTS TO BE PLUGGED, SANDED 
SMOOTH AND PAINTED

6X6 PT

5/4 X 6 
HARDIE

PT 2X3 WOOD 
WATER TABLE
PT 2X12 BAND 
BOARD

2X6 WOOD STUD
EXTERIOR WALL 
FRAMING 

5/8" GYP. 

SMOOTH FIBER CEMENT
LAP SIDING 7"- EXPOSURE 

PT 2x3 WATER TABLE
BELOW W/ CONT. 
METAL FLASHING 

PT 2x6 
CORNER BOARD 
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1/2" = 1'-0"
1 BRACKET DETAIL

1/2" = 1'-0"
2 CORNER BOARD PLAN DETAIL



ROOF RIDGE

12

8
2x10 ROOF RAFTERS W/ HURRICANE CLIPS (SEE STRUCTURAL ENG. DOCUMENTS FOR 
ALL CONNECTION AND TIE DOWN DETAILS / INTERVALS)

HIGH-TEMP ICE AND WATER SHIELD PER
MANUFACTURER'S SPECIFICATIONS ON ALL ROOF SLOPES

15/32" EXTERIOR STRUCTURAL ROOF SHEATHING (SEE STRUCTURAL 
ENG. DOCUMENTS)

CONT. ICYNENE FOAM INSULATION (OR EQUAL), G.C. TO PROVIDE MEP SYSTEM 
REQUIREMENTS, SHOP DRAWINGS, AND FOAM APPLICATION PROCEDURES FOR 
ARCHITECT'S REVIEW (TYP. WHERE SHOWN)

CONT. 2x8 PT WOOD TRIM (CUT TO SLOPE)

CONT. METAL FLASHING/DRIP EDGE

1x3 HARDIE FASCIA

2x6 TYPICAL EXTERIOR WALL CONSTRUCTION AT 16" O.C.

CONT. ICYNENE FOAM INSULATION (OR EQUAL)

2x6 RAFTER TAILS - SISTERED TO ROOF RAFTERS @ 16" O.C.

5 
1/

2" 2x DRYWALL NAILER 

1X6 HARDIE TRIM ( CUT TO SLOPE)

1X6 PT V-GROOVE SOFFIT

BOARD AND BATTEN SIDING
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1 EAVE DETAIL



2x6 KDAT BOTTOM RAIL - CUT 
TO 5"

3 
1/

2"
5'

-2
 1

/2
"

1 
1/

2"

5'
 -6

"
1x8 KDAT TRIM (3/8" 
CHAMFER)

HINGE SIDE @ COLUMN

6x6 KDAT POST

1x4 KDAT SURROUND AND FRAME 
(EACH SIDE)

2x10 KDAT CAP CUT TO 8 1/2" & 
CHAMFER CAP

2x6 KDAT CAP CUT TO 5" & CHAMFER 
TOP

SERVICE SLAB
V.I.F.

T.O. SERVICE WALL 
5'-6" ASF (SLAB)

2x6 KDAT INSIDE OF OPENING AS 
NAILER FOR 1x6

1x6 HORZ. KDAT EACH SIDE 
WITH 1 1/4" GAP. BOARDS 
OVERLAP FRONT TO BACK TO 
FULLY SCREEN SERVICE AREA
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PT 2X3 DRIP CAP
METAL FLASHING

PT 2X6 HEAD TRIM

PT 5/4 X 4 JAMB TRIM

OPERABLE CYPRESS
WOOD SHUTTER

PT 3X3 WOOD SILL

SHUTTER DOG

2' - 4"

3'
 - 

0"
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1/4" = 1'-0"
2 WINDOW

2'-8"

5'
-4

"
PT 2X3 DRIP CAP
METAL FLASHING

PT 2X6 HEAD TRIM

PT 5/4 X 4 JAMB TRIM

OPERABLE CYPRESS
WOOD SHUTTER

PT 3X3 WOOD SILL

SHUTTER DOG

1/4" = 1'-0"
1 TYP. WINDOW

PT 2X3 DRIP CAP
METAL FLASHING

PT 2X6 HEAD TRIM

PT 5/4 X 4 JAMB TRIM

PT 3X3 WOOD SILL

1/4" = 1'-0"
3 WINDOW































BUILDING COMPARISON TABLE 

Building Name Address 

Size, 

Square 
Feet (SF) 

Height, 

Stories 
Use 

 

Year 
Built 

 

Contributing 

Structure? 

May River 
Montessori  

Building 1 

60 Calhoun 
Street 

3,224 2 School 
1967 

2010 

 

No 

May River 
Montessori 

Building 2 

62 Calhoun 
Street 

7,068 2 
School 

(Day Care) 

 

1977 

2016 

 

 

No 

Moonlit Lullaby 
55 Bridge 

Street 
3,420 2 Commercial 2019 No 

Fripp-Lowden 

House 

80 Calhoun 

Street 
2,165 1 Residential 1909 Yes 

Seven Oaks 
82 Calhoun 

Street 
1,230 2 Commercial 1850 Yes 

57 Calhoun 
Street Main 

Home 

57 Calhoun 
Street 

988  1 Residential 1962 No 

57 Calhoun 
Street  

Carriage House 

57 Calhoun 
Street 

560   2 Residential 1968 No 

Peeples’ Store 
56 Calhoun 

Street 
2,106 1.5 Mixed-Use 1904 Yes 

55 Calhoun 
Street 

55 Calhoun 
Street 

3,060 2 Restaurant 2005 No 

40 Calhoun 

Street 

40 Calhoun 

Street 
4,360 2 Mixed-Use 2008 No 

20 Calhoun 
Street 

20 Calhoun 
Street 

3,816 2 Mixed-Use 1890 Yes 

15 Captains 

Cove – Building 
1 

15 Captains 
Cove 

4,366 2 Commercial 2008 No 

15 Captains 
Cove – Building 
2 

15 Captains 
Cove 

550 1 Commercial 2008 No 

15 Captains 
Cove – Building 
3 

15 Captains 
Cove 

1,484 1.5 Commercial 2009 No 

15 Captains 
Cove – Building 

4 

15 Captains 
Cove 

790 1 Commercial 2009 No 

Heyward House 
70 Boundary 

Street 
2,539 1.5 Commercial 1840 Yes 

ATTACHMENT 9



BUILDING COMPARISON TABLE 

 

Building Name Address 

Size, 

Square 
Feet (SF) 

Height, 
Stories 

Use 
Year 
Built 

Contributing 
Structure? 

Heyward House 
–  

Out Building 1 

 

70 Boundary 
Street 

160 1 Commercial 1930 Yes 

Heyward House 
–  

Out Building 2 

70 Boundary 
Street 

228 1 Commercial 1840 Yes 

14 Church 
Street 

14 Church 
Street 

4,745 2.5 Mixed-Use 2020 No 

16 Church 

Street 

16 Church 

Street 
5,015 2.5 Mixed-Use -- No 

71 Calhoun 
Street – 
Building 1 – 
PROPOSED 

71 Calhoun 
Street 

7,500 2.5 Mixed-Use n/a n/a 

71 Calhoun 

Street – 
Building 2 - 
PROPOSED 

71 Calhoun 
Street 

7,850 2 Mixed-Use n/a n/a 

71 Calhoun 
Street – 

Building 3 - 
PROPOSED 

71 Calhoun 
Street 

7,620 2.5 Mixed-Use n/a n/a 

ATTACHMENT 9



Building 3

ATTACHMENT 10



ATTACHMENT 10



Material Change

Reduced from 36.6 ft to 33.9 ft

Proposed (September 24, 2020)
71 Calhoun Street – Elevation Comparison

Single Window

Larger Windows

ATTACHMENT 10



Previous (August 5, 2020)

71 Calhoun Street – Elevation Comparison ATTACHMENT 10



Two Windows Added

Two Balconies Added Awing Removed

Service Area Reduced

Proposed (September 24, 2020)

71 Calhoun Street – Elevation Comparison ATTACHMENT 10



Previous (August 5, 2020)

71 Calhoun Street – Elevation Comparison ATTACHMENT 10



Changed to Wood Column
Shutter dimensions seem awkward

Proposed (September 24, 2020)

71 Calhoun Street – Elevation Comparison ATTACHMENT 10



Previous (August 5, 2020)

71 Calhoun Street – Elevation Comparison ATTACHMENT 10



Proposed (September 24, 2020)

71 Calhoun Street – Elevation Comparison

Taller Header

Change to Panel Configuration

ATTACHMENT 10



Previous (August 5, 2020)

71 Calhoun Street – Elevation Comparison ATTACHMENT 10
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	Applicant: Court Atkins Architects, Inc.
	Property Owner: Cunningham South Carolina, LLC
	Phone: 843-815-2557
	Phone_2: 845-235-4132
	Mailing Address: P.O. Box 3978Bluffton, SC 29910
	Mailing Address_2: 6 Promenade St. #1205Bluffton, SC 29910
	Email: james.atkins@courtatkins.com
	Email_2: Attk6@me.com
	Town Business License  if applicable: LIC-04-19-028962
	Project Information tax map info available at httpwwwtownofblufftonusgis: 71 Calhoun Street- Building 1
	Project Location: 71 Calhoun Street
	Zoning District: Neighborhood Center- HD
	Acreage: 0.903
	Tax Map Numbers: R610 039 00A 0099 0000
	Relocation or Demolition: The project will consist of (3) separate mixed use buildings on (3) parcels located on 71 Calhoun Street. 
	Conceptual: Off
	Final: On
	Amendment: Off
	New Construction: Yes
	Renovation: Off
	Relocation: Off
	1 Full sized copies and digital files of the Site Plans One 1 set for Conceptual two 2 sets for Final: On
	2 Full sized copies and digital files of the Architectural Plans One 1 set for Conceptual two 2 sets for Final: On
	3 Project Narrative describing reason for application and compliance with the criteria in Article 3 of the UDO: On
	5 All information required on the attached Application Checklist: On
	6 An Application Review Fee as determined by the Town of Bluffton Master Fee Schedule Checks made payable: On
	Check Box4: Off
	Check Box5: Yes
	Text6: ADD BLDG TYPE (MAIN STREET)
	Front: 0'-10'
	Rear: 25'
	Rt Side: 5'
	Lt Side: 5'
	Description Main House Garage Carriage House etcMain Structure: MIXED- USE BUILDING
	Existing Square FootageMain Structure: 
	Proposed Square FootageMain Structure: 7,500 SQ.FT.
	Description Main House Garage Carriage House etcAncillary: 
	Existing Square FootageAncillary: 
	Proposed Square FootageAncillary: 
	Description Main House Garage Carriage House etcAncillary_2: 
	Existing Square FootageAncillary_2: 
	Proposed Square FootageAncillary_2: 
	Coverage SFBuilding Footprints: 3,350
	Coverage SFImpervious Drive Walks  Paths: 1,278
	Coverage SFOpenCovered Patios:   617
	Coverage SFATOTAL IMPERVIOUS COVERAGE:  5,245
	Coverage SFBTOTAL SF OF LOT:  8,536
	Coverage SF COVERAGE OF LOT AB: 61
	Materials Dimensions and OperationFoundation: Concrete
	Materials Dimensions and OperationColumns: Wd Column
	Materials Dimensions and OperationWalls: Fiber Cement, Lap Siding
	Materials Dimensions and OperationWindows: Marvin Spec- Mtl Clad
	Materials Dimensions and OperationRoof: Standing Seam Metal (16")
	Materials Dimensions and OperationDoors: Marvin Spec- Mtl. Clad
	Materials Dimensions and OperationChimney: N/A
	Materials Dimensions and OperationShutters: Cypress
	Materials Dimensions and OperationTrim: Fiber Cement
	Materials Dimensions and OperationSkirtingUnderpinning: N/A
	Materials Dimensions and OperationWater table: PT Wood
	Materials Dimensions and OperationCornice Soffit Frieze: Fiber Cement/ Pt Wood
	Materials Dimensions and OperationCorner board: Fiber Cement
	Materials Dimensions and OperationGutters: N/A
	Materials Dimensions and OperationRailings: Wrought Iron/ Pt Wood
	Materials Dimensions and OperationGarage Doors: N/A
	Materials Dimensions and OperationBalusters: Wrought Iron/Pt Wood
	Materials Dimensions and OperationGreenRecycled Materials: N/A
	Materials Dimensions and OperationHandrails: Wrought Iron/PT Wood
	Materials Dimensions and OperationGreenRecycled Materials_2: 
	Check Box7: Off
	Check Box8: Yes
	Check Box9: Off
	Check Box10: Off
	Check Box11: Off
	Check Box12: Yes
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